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ABSTRACT: 


This  document  is  a  compilation  of  summaries  of  the 
comprehensive  plan,  zoning  ordinance,  and  subdivision 
regulations  in  force  for  each  County  and  for  Baltimore 
City. 

Also  included  is  a  listing  of  contact  people,  usually 
planning  directors  from  the  Counties  and  Baltimore 
City,  who  can  be  contacted  in  order  to  obtain  more 
detailed  information  about  a  particular  Jurisdiction's 
planning  documents  or  programs.  The  addresses  of  the 
Department  of  State  Planning' s  Regional  Offices  are 
also  included. 


introduction 


As  part  of  this  Department's  local  assistance  program,  we  have  compiled  a  docu- 
ment which  summarizes  the  salient  features  of  comprehensive  plans,  zoning  ordi- 
nances and  subdivision  regulations  adopted  by  each  county  and  Baltimore  City. 

Every  attempt  is  made  to  discuss  in  some  detail,  important  local  policies  and 
strategies  in  growth  management,  environmental  protection,  and  other  planning 
fields  of  interest  as  addressed  in  the  respective  jurisdiction's  comprehensive 
plans. 

Zoning  ordinances  are  also  discussed.  Included  is  a  description  of  each  major 
zoning  district  and  the  types  of  uses  permitted  therein.  Finally,  the  juris- 
dictions '  subdivision  ordinances  are  summarized  and  their  important  features 
are  discussed. 


We  believe  that  this  publication  will  facilitate  a  fuller  understanding  of  the 
various  planning  techniques  practiced  within  the  State  and  encourage  refinement 
of  planning  methods.  This  summary  is  the  result  of  extensive  cooperation  and 
final  edit  by  each  jiorisdiction's  planning  staff.  These  descriptions  reflect 
the  current  status  at  the  time  of  final  edit  in  the  winter  and  spring  of  1978. 

The  Department  particularly  wishes  to  acknowledge  the  contribution  of  each 
jurisdiction's  planning  staff  for  their  reviews  and  final  edit  to  insujre  the 
accuracy  of  this  material.  Special  thanks  axe  due  the  following  who  served 
as  the  liaison  which  assured  the  completion  of  the  report. 
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ALLEGMY   COUMT 


Location:  Western  Maryland 

1970  Population:  8J4,0Ui; 

Population  Change:   I96O-I97O  -0.1% 

Largest  Incorporated  Municipality:  Cumberland  29j72U 

Plan  Adopted:  I966 

Zoning  Adopted:   I96I4.J  amended  to  Octoljer,  1976 
Subdivision  Regulations:   1963>  amended  to  October,  1976 
Legal  Authority:  Article  66B;  Laws  of  Maryland  of  1957? 
Chapters  228  ,  30O 

Plan 

The  Plan  is  a  comprehensive  report  detailing  and  analyzing  data  for  Allegany 
Countyo   It  contains  extensive  background  information  on  the  general  charac- 
teristics of  the  county  including  history,  geography,  demography,  economy, 
land  use,  transportation,  education,  housing,  and  growth  trends. 

The  Plan  notes  that  the  severe  topography  of  much  of  the  county  constitutes  a 
definite  limitation  upon  possible  use  of  the  land.   Agriculture  has  never  been 
a  major  economic  factor  in  the  area  because  of  the  rocky  mountainous  terrain. 
Topographic  conditions  in  the  county  have  also  resulted  in  an  interspersed 
pattern  of  population  distribution,  whereby  high  population  concentrations 
exist  within  valleys  while  other  nearby  mountain  areas  are  of  very  low  den- 
sity. 

The  Plan  is  comprised  of  five  major  elements  —  a  land  use  plan,  major  highway 
plan,  school  facilities  plan,  recreation  areas  plan,  and  public  buildings  plan. 

Land  Use  Objectives  and  Policy  —  The  principal  objective  as  stated  by  the 
Plan  is: 

To  guide  the  county  in  its  physical  growth  and  change  so  that  it 
will  be  a  more  attractive,  efficient,  and  economical  place  in  which 
to  live  and  work. 

To  this  end  the  Plan  provides  for  the  following: 

1.  A  generous  supply  of  suitable  industrial  sites  to  be  reserved 
through  protective  zoning. 

2.  Modem  roads  and  highways  to  serve  industrial  and  commercial 
development. 

3.  Residential  communities  fully  provided  with  public  services 
and  facilities. 

ii.  Low  density  suburban  or  rural  residential  communities  designed 
to  require  a  lower  level  of  public  facilities . 
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5«  Major  recreational  areas  and  historic  sites  to  attract  the 
tourist  industry. 

6.  Protection  and  enhancement  of  the  county's  natxoral  "beauty. 

The  Land  Use  Plan  provides  for  three  times  as  much  development  as  existed  in 
1961.   A  300  percent  increase  in  population  in  areas  outside  of  present  in- 
corporated cities  and  towns  is  to  be  accommodated  while  preserving  over  90 
percent  of  the  county  in  substantially  its  natural  or  rural  character.  More 
intensive  kinds  of  growth  are  directed  into  a  series  of  modem  communities 
where  the  necessary  public  improvements  and  services  can  be  provided  econo- 
mically while  maintaining  other  parts  of  the  county  in  their  natirral  state. 
Further  development  is  keyed  to  the  availability  of  public  water  and  sewerage 
service. 

Land  Use  Categories  —  Land  Use  Categories  are  described  in  the  Plan  as 
follows: 

1.  Urban  Service  Residential  -  Areas  at  such  density  as  to  require 
public  water  and  sewer  systems  c  Recommended  densities  are  3  "to 
U  dwellings  per  gross  acreo 

2.  Rural-Re s i dent i al  -  Areas  with  lower  densities  not  requiring 
public  water  and  sewerage.  Recommended  density  is  not  more 
than  1  1/2  dwellings  per  gross  acre.  Rural  non-residential 
uses  are  also  included. 

3.  Business  Areas  -  Applies  to  all  existing  concentrations  of 
retail  business  establishments  outside  of  incorporated  cities 
and  towns,  together  with  provision  for  their  growth  and  expan- 
sion and  the  creation  of  new  areas. 

k'     Industrial  Areas  -  In  addition  to  areas  occupied  by  existing 
industrial  establishments,  includes  tracts  of  land  recommended 
for  manufacturing,  public  utility,  and  other  industrial  pur- 
poses. 

5.  Parks  and  Parkways  -  Major  parks  and  public  recreation  areas. 

6.  Forests  and  Preserves  -  Wildlife  areas,  public  forests,  game 
preserves  and  other  types  of  concervation  areas. 

7.  Rural  Areas  -  Farms,  forests,  mines,  and  other  customary  rural 
uses. 

The  Plan  is  intended  to  cover  a  15  to  20  year  period  or  until  approximately 
1985.  It  takes  into  accoimt  the  fact  of  a  past  trend  towards  decreasing  popu- 
lation in  Allegany  County.   In  order  to  reverse  population  losses,  the  Plan 
places  emphasis  on  development  of  latent  economic  potentials. 

Comprehensive  Plan  Map  —  The  Comprehensive  Plan  Map  identifies  numerous  sites 
scattered  throughout  the  county  as  suitable  for  industrial  iise.  The  Map  shows 
development  focused  in  the  western  part  of  the  county  where  $6   percent  of  the 
population  lives.  Most  of  the  eastern  portion  of  the  county  is  designated  as 
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parklands,  forests,  or  preserves,  while  conunercial  and  urtan  service  areas  are 
concentrated  in  the  western  section.   Several  unincorporated  towns  are  shown 
as  urban  service  residential  axeaso 


Zoning  Ordinance 

The  Zoning  Ordinance  was  enacted  two  years  prior  to  the  adoption  of  the  Com- 
prehensive Plan. 

Allegany  County  is  unique  in  Maryland  in  the  fact  that  it  has  within  its  boun- 
daries a  separate  zoning  "district".  Laws  of  Maryland  of  1957?  Chapters  228, 
300,  established  separate  zoning  for  the  LaVale  area  of  the  county.   Zoning  is 
controlled  by  a  "LaVale  Zoning  Board"  elected  by  the  residents  of  the  LaYale 
Zoning  District. 

The  Zoning  Ordinance  establishes  seven  basic  districts: 

A  District  -  Permitted  uses  include  single  and  two  family  dwellings, 
mobile  homes;  noncommercial  recreation  areas  and  centers;  health  and 
medical  institutions  or  offices;  cemeteries;  greenhouses;  sawmills; 
and  general  stores,  antique  shops,  and  gift  shops  when  operated  at 
or  adjacent  to  the  home  of  the  proprietor. 

Conditional  uses  include  motels;  restaurants;  trailer  parks;  strip 
mines,  race  tracks  and  fairgrounds;  public  utilities;  airports; 
food  processing  plants;  automobile  sales  lots  and  wrecking  yards; 
institutions  for  the  insane;  and  penal  facilities. 

Minimum  lot  area  requirements  are  20,000  square  feet  for  dwellings 
(including  mobile  homes);  two  acres  for  churches;  and  three  acres 
for  other  permitted  uses. 

R-1  District  -  Permitted  uses  include  single  family  homes;  rooming 
and  boarding  houses;  churches  and  educational  and  community  facili- 
ties; and  offices  contained  within  private  residences. 

Conditional  uses  include  noncommercial  recreation  areas;  medical 
institutions;  nursery  schools  and  child  centers;  and  limited  public 
utilities. 

Minimum  lot  area  requirements  are  9>000  square  feet  for  dwellings; 
two  acres  for  churches;  five  acres  for  schools;  and  20,000  square 
feet  for  other  permitted  uses. 

R-2  District  -  Permitted  uses  include  all  R-1  district  uses  plus 
two  family,  multi-family  dwellings  and  town  houses. 

Conditional  uses  include  all  R-1  district  conditional  uses;  private 
clubs;  and  restricted  trailer  parks. 

Minimum  lot  area  requirements  are  6,000  square  feet,  9>000  square 
feet  and  12,000  square  feet  for  single-family,  two-family,  and 
multi-family  dwellings;  and  20,000  square  feet  for  other  permitted 
uses. 
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B  District  -  Permitted  uses  include  all  uses  allowed  in  R-2  districts 
plus  retail  business  and  service  establishments.   Automobile  sales 
lots  and  general  repair  facilities;  drive-in  theaters;  and  commercial 
recreation  areas  located  at  least  200  feet  from  a  dwelling,  school, 
or  church  are  also  allowed.  Other  uses  subject  to  special  limitation 
include  storage  yards;  hauling  establishments;  and  stone  works. 

Conditional  iises  include  manufactioring,  printing,  processing,  and 
cleaning  plants  and  other  light  industrial  uses;  and  commercial 
laboratories  subject  to  certain  distance  requirements. 

Minimum  lot  area  requirements  for  dwellings  are  as  regulated  in  the 
R-2  district;  with  none  for  other  permitted  uses  except  when  adjoin- 
ing an  R  district. 

M-1  District  -  Permitted  uses  include  those  allowed  by  right  in  the 
B  district,  however,  industrial  uses  permitted  as  conditional  uses 
in  the  B  district  are  not  permitted.  Other  uses  include  major  re- 
pair facilities;  railroad  yards;  large  scale  public  utilities;  fair 
grounds  and  race  tracks;  and  extractive  type  industries. 

M-2  District  -  Permitted  uses  include  all  uses  allowed  in  M-1  dis- 
tricts plus  any  "normal"  industrial  or  manufacturing  use. 

Conditional  uses  include  rendering  plants. 

Industrial  Park  Restricted  District  -  This  zoning  district  is 
designed  to  reserve  land  for  restricted  light  industrial  uses, 
while  providing  protective  restrictions  for  s^lrrounding  property 
owners.  A  minimum  lot  size  of  five  acres  and  a  height  limitation 
of  three  stories  or  lt.0  feet  are  among  the  dimensional  requirements. 
Permitted  uses  and  accessory  uses  are  detailed  and  special  restric- 
tions are  made  applicable  to  noise,  vibration,  pollution,  adveiv 
tising  and  illumination.  The  industrial  districts  are  intended  to 
reserve  sites  for  industrial  use.  However,  the  districts  allow  all 
types  of  residential  and  commercial  uses  and  the  M-1  district 
permits  fewer  types  of  industry  than  the  B  district. 

General  -  Land  in  any  district  may  be  used  for  agricultural  purposes.  However, 
in  the  R  district,  agriculture  is  deemed  a  nonconforming  use. 

A  cluster  subdivision  provision  allows  parcels  of  land  of  not  less  than  three 
acres  to  be  subdivided  into  lots  which  may  be  smaller  than  otherwise  re- 
quired provided  that  the  n'umber  of  lots  does  not  exceed  the  number  otherwise 
permitted.  The  land  saved  through  reduction  in  lot  size  must  be  devoted  to 
recreation  uses. 


Zoning  Map 

Approximately  60%  of  the  county's  land  area  is  in  the  mountainous  and  rural 
area  east  of  Cumberland,  and  practically  all  of  it  is  within  the  A  District. 
Of  the  remaining  area  within  the  coimty's  jurisdiction,  west  of  Cumberland, 
another  80%  falls  in  the  A  District.  Sizeable  amoxmts  of  R-1  and  R-2  are 
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found  adjoining  Cumberland  to  the  north,  east,  and  south,  and  adjoining  Prost- 
burg  on  all  sides.   Smaller  amounts  adjoin  the  other  five  municipalities  and 
along  the  George's  Creek  valley.   Substantial  areas  of  M-1  and  M-2  adjoin 
Cumberland  to  the  southeast  and  run  along  the  west  side  of  the  Potomac  River 
southwest  of  Cumberland.   Small  parcels  having  industrial  zoning  are  found 
in  the  Prostburg  area,  but  none  exist  along  George's  Creek.   Since  almost 
all  of  the  shopping  areas  are  within  Cumberland,  LaVale  and  Prostburg,  very 
little  acreage  in  the  county  is  found  in  the  B  District. 

Subdivision  Regulations 

The  Subdivision  Regulations  were  adopted  by  the  Allegany  County  Commissioners 
and  became  effective  in  19^3 >  thus  proceeding  both  the  current  Comprehensive 
Plan  and  the  Zoning  Ordinance.   Certain  subdivision  regulations  have  been  in 
effect  in  the  county  since  1935* 

In  order  to  clarify  what  constitutes  a  subdivision,  the  definition  of  the  term 
was  revised  and  adopted  in  June,  1976.   A  subdivision  is  the  division  of  any 
land,  vacant  or  improved,  which  is  divided,  or  proposed  to  be  divided  into  two 
or  more  lots,  plots,  or  interests  for  the  purpose  of  offer,  sale,  or  building 
development  either  on  the  installment  plan  or  upon  any  or  all  other  plans, 
terms  and  conditions  including  resubdivisions.   Subdivision  includes  the  divi- 
sion or  development  of  residential  or  non-residential  zoned  land,  whether  by 
deed,  metes  and  bounds  description,  device,  intestacy,  map,  plat,  or  other 
recorded  instrument. 

The  Subdivision  Regulations  provide  that  no  subdivision  plat  will  be  approved 
by  the  Planning  Commission  that  is  in  conflict  with  zoning  requirements  or 
with  any  part  of  the  adopted  Plan.   A  prohibition  is  placed  on  the  subdivision 
of  land  within  30  year  flood  plains.  Other  areas  with  "adverse  physical  con- 
ditions" may  receive  conditional  plat  approval  if  special  improvements  are 
agreed  to  be  made  by  the  subdivider  and  if  a  performance  bond  is  posted. 

There  are  standards  for  street  layout,  blocks  and  lots,  and  minimum  require- 
ments for  roads,  cujrbs  and  gutters,  drainage,  water  facilities  and  sewer 
facilities.  Where  the  size  of  the  lot  requires  a  community  water  and  sewer 
system,  the  developer  may  either  construct  his  own  system  or  tie  into  a  county 
or  municipal  system,  subject  to  the  locality's  system  standards.  Variances 
from  street  layout  and  block  and  lot  standards  may  be  allowed  by  the  Planning 
Commission  in  the  case  of  a  planned  "self  contained"  community  or  in  the  case 
of  "unusual  physical  conditions". 

No  reservation  or  dedication  of  land  is  required  of  a  subdivider  for  parks, 
playgrounds,  school  sites,  etc.,  in  the  county  Subdivision  Regulations.  How- 
ever, restrictions  for  access  to  primary  highways  is  provided. 

Since  the  LaVale  district  does  not  have  its  own  subdivision  regulations,  the 
Subdivision  Regulations  apply  to  all  unincorporated  land  in  the  county. 
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AME  ARUKDEL   CODMY 


Location:  Baltimore  Metropolitan  Region 

1970  Population:   297,539 

Population  Change:   I96O-I97O  +Uh.CP/o 

Largest  Incorporated  Municipality:  Annapolis  29,592 

Plan  Adopted:  I967 

Zoning  Adopted:  1971?  revised  January,  1975 
Subdivision  Regulations:  December  1,  I969 

Legal  Authority:  Article  25A,  Section  5  (2:)  Annotated  Code  of 
Maryland;  Anne  Arundel  Charter 

Plan 

The  Plan  described  in  this  survey  is  the  "General  Development  Plan  -  A  Summary 
Report".  This  document  summarizes  and  is  based  upon  a  number  of  technical  re- 
ports prepared  as  part  of  the  General  Development  Plan: 

lo  Background  Studies 

2o  A  Procedure  for  a  Structure  Condition  Survey 

3o  Long-Range  Guideline  for  Development 

k.  Land  Use  Plan:  I98O 

5-  Plan  for  Open  Space  and  Recreation  Areas 

6.  School  Plan 

7.  Proposed  Zoning  Ordinance 

8.  Proposed  Subdivision  Regulations 

9.  Proposed  System  for  Regulating  Land  Use  in  Anne  Arundel  County 

10.  Economic,  Population,  and  Fiscal  Analysis 

11.  Anne  Arundel  County  Transportation  Study 

12.  Water  and  Sewerage  Master  Plan  Report 

The  Plan  contains:  l)  an  inventory  section  containing  information  on  natural 
features,  population  and  economic  conditions  and  existing  land  use;  2)  a 
section  dealing  with  future  population  and  economy;  3)  the  general  develop- 
ment plan  broken  down  into: 

a.  a  guidelines  section, 

b.  the  land  use  plan, 

c.  the  transportation  plan, 

d.  the  public  utilities  plan, 

e.  the  school  plan, 

f.  the  plan  for  open  space  and  recreation  areas; 

k)   a  final  section  entitled  the  action  program  including  recommendations  for 
zoning  and  subdivision  regulations,  fiscal  planning  and  other  concerns  such 
as  urban  renewal. 

The  Plan  notes  that  soil  conditions  are  generally  good  throughout  the  county. 
A  map  shows  impermeable  soils,  steep  slopes,  marshes  and  flood  plains,  and 
major  watersheds.  The  Plan  contains  an  existing  land  use  map  showing  areas 
of  commerce,  industry,  medium  density  residence,  low  density  residence,  open 
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space  and  public  and  semi-public  lands.   The  Plan  describes  the  present 
scattered  pattern  of  development  but  notes  that  the  great  majority  of  land 
still  remains  vacant  or  is  used  for  agricultural  purposes.  Nearly  all  of  the 
Chesapeake  Bay  shoreline  and  a  large  proportion  of  the  shoreline  of  navigable 
rivers  and  creeks  are  residentially  developed.  Port  Meade  occupies  one-fifth 
of  the  developed  land.   The  description  of  existing  land  use  concludes  with 
the  observation  that  present  scattered  development  creates  unsightliness  and 
traffic  problems,  and  also  increases  public  facilities  costs.   The  Plan  pre- 
dicts that  the  county  will  grow  by  nearly  200,000  people  by  I98O,  the  terminal 
date  for  the  General  Development  Plan. 

A  number  of  policies  are  stated  in  the  Plan.   The  Plan  proposes  that  future 
development  be  guided  towards  the  formation  of  a  relatively  small  number  of 
distinct  conmunities.   There  is  a  "Long-Range  Guideline"  graphic  plan  which 
shows  seven  urban  communities  along  the  Chesapeake  Bay  shoreline  and  six 
urban  communities  in  the  northern  part  of  the  county.   The  most  important 
element  of  the  Long^ Range  Guideline  is  the  proposal  for  multi-purpose  centers 
which  are  to  consist  of  large  business  and  service  centers.   The  Plan  notes 
that  the  existence  of  such  centers  is  dependent  upon  the  location  of  future 
commercial  development  throughout  the  county.   All  of  the  proposed  communities 
must  be  served  by  effective  transportation,  sewerage,  and  water  supply  systems. 

Land  Use  Categories  -  The  Land  Use  Plan  sets  forth  a  number  of  methods  or 
techniques  for  recommending  land  use.   Pour  types  of  centers  are  proposed. 
Pirst  is  the  multi-purpose  center  serving  large  geographic  areas  with  shop- 
ping, offices,  government  services  and  cultural  activities.   The  next  level, 
designated  community  business  centers,  will  perform  similar  functions  for 
communities  of  20,000  to  60,000  persons.  Neighborhood  shopping  centers, 
serving  roughly  10,000  persons,  are  the  traditional  shopping  centers.   The 
last  category  is  local  shopping  centers;  these  are  not  shown  on  the  Plan  but 
consist  of  two  or  three  stories.   In  addition  to  these  categories,  the  Plan 
proposes  a  number  of  traditional  types:   general  conmierce;  highway  conmerce; 
marine  activity  center;  heavy  industry;  light  industry;  medium  density  resi- 
dence; low-medium  residence;  low  density  residence;  rural;  public  and  semi- 
public  and  open  space  and  conservation. 

Land  Use  Plan  -  The  Plan  shows  four  multi-purpose  centers,  one  in  Glen  Bumie, 
one  in  Odenton,  one  in  Annapolis,  and  one  slightly  east  of  Annapolis.  There 
are  a  number  of  community  business  centers  scattered  throughout  the  county. 
The  other  categories  such  as  general  commerce,  highway  commerce,  and  marine 
activity  centers,  are  also  shown  on  the  Plan. 

In  general,  the  Plan  shows  intensive  development  in  the  most  northern  section 
of  the  county  which  also  contains  most  of  the  proposed  heavy  and  light  industry. 
Virtually  all  the  waterfront  is  indicated  as  being  subject  to  some  degree  of 
development  with  the  exception  of  a  fairly  large  area  in  the  vicinity  of  the 
Rhode  River  which  is  shown  as  public,  semi-public,  open  space,  and  consearva- 
tion.   A  large  portion  of  the  central-southern  area  of  the  county  is  slated  to 
remain  rural.   Open  space  and  conservation  areas  are  shown  all  along  the 
Patuxent  River  border  with  Prince  George's  County  and  in  certain  areas  of  the 
county.   Areas  of  medium  density  residential  are  indicated  but  the  Plan  con- 
tains no  category  of  high  density  residential. 

The  Plan  states  that  it  is  consistent  with  the  existing  and  proposed  water  and 
sewer  facilities.  Comparison  of  the  land  use  and  utility  plans  generally  sup- 
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ports  this  statement.  For  example,  the  land  designated  as  "rural"  in  the 
southern  area  of  the  coijnty  is  "beyond  the  sewer  service  area. 

Other  Elements  of  the  Land  Use  Plan  -  The  remaining  elements  are  described  in 
summary  form  and  are  illustrated  hy  graphs.   The  transportation  plan  recommends 
a  number  of  new  routes,  among  them  a  freeway  to  replace  the  existing  Route  3» 
A  public  utilities  plan  shows  the  present  water  and  sewer  service  and  the  pro- 
jected service  by  I98O  and  the  year  2000.   There  is  a  plan  for  public  schools 
and  a  plan  for  open  space  and  recreation  areas. 

The  Plan  contains  a  summary  of  recommended  zoning  regulations  and  a  summary  of 
proposed  subdivision  regulations  and  notes  that  the  Office  of  Planning  and 
Zoning  is  developing  a  series  of  detailed  community  plans o 

Odenton  Area  Development  Plan  -  The  Development  Plan  for  the  Odenton  Planning 
Area,  adopted  in  1971?  represents  an  amendment  to,  and  a  detailing  of,  the 
General  Development  Plan  which  calls  for  a  growth  center  in  the  Odenton  area. 
The  area  has  many  characteristics  conducive  to  its  future  expansion:  excellent 
industrial  potential,  substantial  existing  industry  and  Federal  employment  at 
Fort  Meade,  and  an  excellent  transportation  network. 

The  Odenton  Planning  Area  lies  east  of  the  Baltimore-Washington  Parkway,  mid- 
way between  Baltimore  and  Washington.   The  Pennsylvania  Railroad  and  Route 
175  divide  the  planning  area  into  four  sectors.  Three  sectors  are  for  civi- 
lian development  and  Fort  Meade  occupies  the  fourth  sectoro 

The  Plan  proposed  three  major  residential  and  activity  spines,  joined  by  a  new 
Town  Center.   An  industrial  corridor  parallels  the  railroad,  and  a  large  indiis- 
trial  park  is  proposed  adjacent  to  the  Baltimore-Washington  Expressway.  Major 
recreation  and  conservation  areas  form  a  greenbelt  to  the  north,  south,  and 
east. 

The  Odenton  plan  projects  a  population  of  90,000  by  the  year  2000  for  the 
37,000  acre  planning  area.   Land  uses  are  allocated  as  follows  for  the  22,700 
acres  in  the  three  development  sectors  (Fort  Meade  comprises  the  fourth  sec- 
tor) : 

35%        for  intensive  use  in  housing,  commerce,  industry,  roads, 
and  public  services; 

25%        to  be  preserved  in  very  low  density  residential/conser- 
vation areas ; 

30%        to  remain  in  parks,  open  space,  and  conservation; 

10%        to  be  held  in  Deferred  Development. 

Anne  Arundel  County  is  in  the  process  of  revising  the  C-eneral  Development  Plan. 
Included  as  part  of  this  revision  is  the  county's  efforts  to  develop  a  growth 
management  program  which  will  include  the  updating  and  revision  of  the  General 
Development  Plan  of  I968,  revision  to  most  of  the  implementing  docTjments  of 
that  plan,  as  well  as  the  addition  of  an  ordinance  dealing  with  the  adequacy 
of  facilities.  This  growth  management  program  attempts  to  coordinate  popiila- 
tion  and  economic  growth  with  the  provision  of  public  facilities  and  services. 
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Zoniriis:  Ordinance 

Authority  and  Procedure  —  Anne  Arundel  County  adopted  a  Charter  in  136k   and 
it  thus  has  constitutional  home  rule  under  the  provisions  of  Article  XI-A  of 
the  Maryland  Constitution.   Anne  Arundel  County  derives  its  powers  of  planning 
and  zoning  from  Article  25A,  Section  5  (x),  the  Express  Powers  Act  for  charter 
counties. 

The  notes  of  the  charter  board,  together  with  the  notes  of  the  reporter  for 
the  charter  board,  contain  background  material  on  the  planning  and  zoning 
procedures  established  by  the  Anne  Arundel  County  Charter.   These  notes  are 
useful  but  the  Charter  itself  is  very  self-explanatory. 

Section  3O6  of  the  Charter  grants  to  the  County  Council  all  legislative  powers 
which  the  county  has  under  Maryland  law.  Although  planning  and  zoning  is  not 
specifically  spelled  out  in  the  Charter,  it  is  one  of  these  powers.   Section 
530  sets  up  an  office  of  planning  and  zoning  within  the  executive  department. 
This  sets  certain  requirements  for  the  planning  and  zoning  officer  and  estab- 
lishes the  duties  of  the  office.  The  office  is  charged  with  the  preparation 
and  revision  of  a  master  plan  and  zoning  and  subdivision  regulations.   A  plan- 
ning advisory  board  is  created  to  advise  the  planning  and  zoning  officer  and 
the  County  Council  relating  to  the  master  plan,  the  zoning  maps  and  the  rules 
and  regulations  relating  to  zoning.  The  planning  advisory  board  also  advises 
the  planning  and  zoning  officer  on  the  capital  budget,  and  the  planning  and 
zoning  officer  makes  recommendations  to  the  budget  officer  on  projects  recom- 
mended by  the  advisory  board  to  be  undertaken  by  the  county. 

Section  53^  of  "the  Charter  provides  for  an  office  of  zoning  hearings  to  be 
administered  by  a  zoning  hearing  officer.   This  officer  is  appointed  by  the 
county  executive  and  is  required  to  have  training  or  experience  as  will 
qualify  him  to  conduct  quasi- judicial  hearings  on  zoning  matters o   The 
zoning  hearing  officer  is  required  to  hold  hearings  and  to  act  on  petitions 
for  a  change  or  reclassification  of  the  use  to  which  a  particular  piece  of 
property  is  subject  according  to  the  zoning  map.  The  Charter  provides  that 
no  reclassification  may  be  granted  by  the  zoning  hearing  officer  except  on 
the  basis  of  an  affirmative  finding  that  there  was  a  mistake  in  the  zoning 
map  or  that  the  character  of  the  neighborhood  has  changed  to  such  an  extent 
that  the  zoning  mkp  should  be  changed.   In  addition,  the  zoning  hearing 
officer  is  empowered  to  grant  variances  and  special  exceptions.  All  of  the 
decisions  of  the  zoning  hearing  officer  may  be  appealed  to  the  County  Board 
of  Appeals,  and  a  recent  ruling  establishes  the  right  of  the  office  of  plan- 
ning and  zoning  to  appeal  a  decision  to  the  Board  of  Appeals.  The  County 
Board  of  Appeals  is  not  the  same  as  a  zoning  board  of  appeals  since  it  has 
additional  duties.  Appeals  to  the  County  Board  of  Appeals  are  de  novo  which 
means  that  the  County  Board  of  Appeals  makes  a  completely  independent  finding 
of  whether  the  action  by  the  zoning  hearing  officer  was  proper  or  impropero 
Appeals  from  the  County  Board  of  Appeals  may  be  tak:en  to  the  Circuit  Court 
of  Anne  Arundel  County.  Although  this  is  not  stated,  this  would  not  be  a 
de  novo  appeal  but,  rather  would  be  heard  on  the  basis  of  whether  the  deci- 
sion of  the  Board  of  Appeals  was  arbitrary  or  capricious. 

In  summary,  the  Charter  sets  forth  a  scheme  whereby  the  County  Council  enacts 
plans  and  the  zoning  ordinance  and  the  zoning  mapso  Individual  reclassifica- 
tions are  made  by  the  zoning  hearing  officer,  who  also  rules  on  variances  and 
exceptions o  Appeals  from  the  zoning  hearing  officer  are  heard  de  novo  by  the 
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Board  of  Appeals,  with  appeals  thereafter  to  the  Circuit  Cotirto  The  Charter 
establishes  a  professional  office  of  planning  and  zoning  as  part  of  the  exe- 
cutive department  and  the  office  of  planning  and  zoning  administers  the  sub- 
division regulations,  i.£. ,  approves  or  disapproves  subdivision  plats. 

There  is  a  fairly  elaborate  procedure  set  forth  for  zoning  map  amendments , 
special  exceptions  and  variances  in  Article  X  of  the  Zoning  Ordinance.  These 
procedures  provide  that  an  application  for  special  exception,  variance,  or 
map  amendment  be  filed  with  the  Office  of  Planning  and  Zoningo  There  is  a 
cycle  for  map  amendments  as  follows :   applications  for  map  amendments  sub- 
mitted during  the  months  of  January,  February  and  March  may  be  accepted  for 
filing  only  in  the  month  of  April;  applications  submitted  in  the  months  of 
April,  May  and  Jvxie   may  be  accepted  only  during  the  month  of  July;  applica- 
tions submitted  dxu:ing  the  months  of  July,  August  and  September  may  be 
accepted  only  during  the  month  of  October;  and  applications  submitted  during 
the  months  of  October,  November  and  December  may  be  accepted  only  during  the 
month  of  January.  The  zoning  hearing  officer  is  required  within  30  days  of 
receipt  of  the  list  of  applications  to  set  a  time  and  a  place  for  the  hearing, 
and  to  give  adequate  notice.  The  Office  of  Planning  and  Zoning  is  required 
to  transmit  the  applications  to  the  zoning  hearing  officer  with  its  written 
position.   The  zoning  hearing  officer  is  empowered  to  impose  additional  re- 
strictions and  conditions  to  any  zoning  map  amendment,  special  exception  or 
variance.   After  the  file  has  been  transmitted  by  the  Office  of  Planning  and 
Zoning  to  the  hearing  officer,  no  representative  of  the  Office  of  Planning 
and  Zoning  may  communicate  ex  parte  with  the  zoning  hearing  officer. 

Zoning  Ordinance  —  The  Ordinance  is  a  very  elaborate  document.  It  contains 
for  example,  ll5  definitions  comprising  thirteen  type  written  pages.   The 
Ordinance  begins  with  definitions  and  general  provisions.  An  example  of  a 
general  provision  is  a  regulation  governing  the  length  of  piers o  In  addi- 
tion to  the  introductory  provisions  containing  definitions  and  general  pro- 
visions, the  Ordinance  contains  a  section  on  the  classes  of  districts;  sec- 
tions on  the  individual  districts;  and  sections  dealing  with  non  conformance, 
off-street  parking,  signs,  administration  and  procedures,  special  exceptions, 
planned  unit  developments  and  site  plan  review. 

Residential  Districts  —  There  are  a  total  of  seven  residential  districts: 
R-A,_  Agricultural  Residential;  R-1,  Residential;  R-2,  Residential;  R-5> 
Residential;  R-l5j  low  density  multi-family;  R-22,  medium  density  multi- 
family;  and  R-i44->  high  density  multi-family.   It  is  not  possible  to  describe 
each  of  the  districts  in  detail  but  some  of  the  features  which  distinguish 
them  will  be  stated. 

The  R-A  Agricultural  Residential  District  is  to  be  located  in  rural  areas  not 
yet  served  by  public  water  and  public  sewers.  This  generally  includes  areas 
beyond  the  year  2000  service  area.   The  permitted  uses  are  single-family  dwel- 
lings and  23  other  uses  which  do  not  appear  inconsistent  with  the  designation. 
There  are  six  uses  which  are  permitted  only  in  accordance  with  specified  con- 
ditions.  Among  these  are  country  clubs,  hospitals,  stables,  etc.   There  are 
17  uses  permitted  as  special  exceptions,  including  mobile  home  parks  and 
planned  unit  developments.  Cluster  development  is  a  permitted  use,  but  it 
is  important  to  note  that  the  provisions  for  cluster  development  do  not  allow 
any  reduction  in  the  overall  density.   The  minimum  lot  size  for  the  R-A  dis- 
trict is  two  acres. 
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The  R-1  Residential  District  is  basically  similar  to  the  E-A  Residential  Dis- 
trict except  that  not  all  of  the  R-A  uses  are  permitted.  For  example,  wild- 
life preserves  are  not  permitted  in  the  R-1  Residential  District.  Mobile  home 
parks  are  special  exceptions,  but  sand  and  gravel  pits  are  not  special  excep- 
tions as  they  are  in  the  R-A  District.   The  minim-um  lot  size  is  lt.0,000  square 
feet. 

The  R-2  Residential  District  is  basically  similar  to  the  R-1  Residential  Dis- 
trict with  these  exceptions.  The  additional  uses  permitted  are  duplex  and 
semi-detached  dwellings  and  private  educational  institutions.  The  uses  re- 
stricted are,  for  example,  stables  as  permitted  uses  and  airports  as  special 
exceptions.  The  area  reqiiirement  is  20,000  square  feet  and  2^,000  square 
feet  for  duplexes  and  semi-detached  dwellings.   If  public  water  is  available, 
the  minimum  size  may  be  reduced  to  15,000  square  feet  for  single-family  units 
and  20,000  square  feet  for  duplexes. 

The  B.-S   Residential  District  is  more  in  the  nature  of  a  separate  district,  and 
not  built  upon  the  preceding  districts.  A  general  standard  is  that  no  land 
shall  be  developed  as  a  R-5  Residential  District  unless  both  public  water  and 
public  sewer  are  provided.   The  general  permitted  uses  are  single-family 
detached  dwellings,  duplex,  semi-detached  units  and  cluster  developments. 
There  are  a  number  of  conditional  uses,  such  as  coxmtry  clubs,  with  special 
conditions  attached.   There  are  a  number  of  special  exceptions,  among  them 
town  houses  and  dwelling  unit  complexes  in  cluster  developments,  mobile  home 
parks  and  planned  unit  developments.   The  minimum  lot  size  is  7»000  square 
feet  and  the  maximum  permitted  density  is  five  units  per  acre. 

The  Zoning  Ordinance  contains  a  separate  section  for  cluster  developments. 
These  are  permitted  in  R-A,  R-1,  and  R-2  Districts,  provided  the  units  have 
approved  wells,  septic  systems,  and  in  R-5  Residential  District,  provided  the 
area  has  public  water  and  public  sewerage  systems.   The  permitted  uses  are 
single-family  detached  dwellings  and  accessory  uses  in  R-A,  R-1,  R-2,  and 
R-5  Residential  Districts;  and  duplex  and  semi-detached  residences  in  R-2 
and  R-5  Residential  Districts.  The  minimum  gross  area  for  a  cluster  develop- 
ment in  the  R-A  District  is  25  acres.   This  minimum  requirement  is  l5  acres 
in  R-1  and  R-2;  and  ten  acres  in  R-5.   The  density  of  development  is  con- 
trolled by  the  number  of  dwelling  units  which  could  be  permitted  under  the 
respective  zoning  district.   In  addition,  there  are  minimum  lot  sizes  stated. 
In  R-A  District,  this  is  20,000  square  feet;  10,000  square  feet  in  R-1  and 
R-2  Districts;  3,500  square  feet  in  R-5  Districts;  2,000  square  feet  for  each 
town  house  and  i|,500  square  feet  for  each  duplex  and  semi-detached  dwelling 
in  R-5  Districts.  There  is  also  a  reference  to  subdivision  regulations  which 
set  forth  certain  procedures  for  protective  covenants  to  insure  perpetual  use 
of  the  open  space  which  resiilts  from  the  cluster  concept. 

The  next  residential  district  is  R-l5  Low  Density  Multi-Family  District.  The 
permitted  uses  include  single-family  detached  and  semi-detached  dwellings, 
multiple  family  dwellings,  professional  offices  and  private  educational  insti- 
tutions.  There  are  certain  uses  subject  to  special  conditions  such  as  commu- 
nity beaches,  medical  and  dental  clinics  and  town  hoioses.  Mobile  home  parks, 
planned  unit  developments,  and  certain  other  uses  are  special  exceptions.   It 
should  be  noted  that  limited  retail  sales  and  consumer  service  establishments 
are  pennitted  uses  subject  to  special  conditions.   Adequate  public  utilities 
must  be  available  to  dwelling  unit  complexes.   The  maximum  permitted  density 
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is  15  dwelling  units  per  acre  and  the  maximum  number  of  units  per  structure 
may  not  exceed  eight.   There  are  certain  area  requirements  for  single-family 
and  multiple  family  dwellings.   To  maintain  the  low  density  nature  of  the 
district,  at  least  $0%  of  the  gross  area  of  the  site  must  he  devoted  to 
recreational  areas,  lawns,  trees,  or  other  green  cover.  Not  more  than  25% 
of  the  gross  area  of  the  site  may  be  occupied  by  multi-family  dwellings. 

Article  XI,  Special  Exceptions,  lists  conditions  for  mobile  home  parks.  These 
uses  are  peirmitted  in  R-A,  1,  2,  5j  and  1$  Residential  Districts  provided,  for 
example : 

1.  The  park  has  or  will  have  public  utilities  within  ten  years. 

2.  Each  home  site  is  at  least  i|,000  square  feet. 

3.  Each  home  site  is  connected  to  water. 

h'      At  least  1^%   of  the  park  is  devoted  to  communal  open  space  and 
recreation  areas. 

5.  No  park  shall  exceed  seven  mobile  home  sites  per  acre. 

The  next  category  is  Medium  Density  Multi-Family  District,  R-22.   This  permits 
generally  the  same  uses  as  R-15  but  does  not  permit  single-family,  town  house, 
semi-detached,  and  duplex  residences.   The  special  exceptions  are  generally 
the  same  although  mobile  home  parks  do  not  fall  into  this  categorya  The 
maximum  density  rises  to  22  dwelling  units  per  acre.  The  minimum  site  area 
is  1900  square  feet  of  area  per  dwelling  unit.  As  in  R-15  Districts,  50% 
of  the  gross  area  of  the  site  must  be  devoted  to  open  space  or  recreational 
areas. 

The  final  residential  classification  is  R-iii;,  High  Density  Multi-Family  Dis- 
tricts.  The  general  provision  is  that  they  shall  be  located  in  or  adjacent 
to  regional  commercial  centers,  transit  centers  and  community  centers.   All 
the  uses  permitted  in  R-15  are  permitted  with  the  exception  of  single-family, 
town  house,  semi-detached  and  duplex  residences.  The  special  exceptions  are 
the  same  as  for  R-15  with  the  exception  of  mobile  home  parks.  The  maximum 
density  is  I4I4.   dwelling  units  per  acre.  The  minimum  site  area  is  950  square 
feet  per  dwelling  unit.  The  amount  of  the  gross  area  which  may  be  occupied 
by  multi-family  dwellings  is  lowered  to  15%5  and  at  least  60%  of  the  gxoss 
area  must  be  devoted  to  recreational  areas,  lawns,  trees,  and  other  green 
cover. 

Commercial  Districts  —  There  are  four  commercial  districts:  C-1,  Local 
Retail  District;  C-2,  Commercial  Office  District;  C-3,  General  Commercial 
District;  and  C-I4.,  Highway  Commercial  District.  The  C-1  District  contains 
two  subdistricts,  C-l-A  Neighborhood  Commercial  District  and  C-l-B  Communii^y 
Retail  District.  Neighborhood  Commercial  is  limited  to  a  maximum  of  eight 
establishments  for  convenience  services.  The  C-l-A  districts  must  be 
separated  by  more  than  one  vehicular  access  mile  from  other  commercial  dis- 
tricts in  rural  areas,  and  by  more  than  one-half  vehicular  access  mile  from 
other  commercial  districts  in  urban  and  suburban  areas.  C-l-B,  Community 
Retail  District,  is  apparently  somewhat  broader  to  provide  a  range  of  neigh- 
borhood shopping  center  needs.  It  too  must  be  located  more  than  one  mile 
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away  from  other  connnercial  districts  in  urban  and  suburban  areas.  The  permitted 
uses,  such  as  drug  stores,  are  consistent  with  the  district.   Certain  uses  are 
permitted  with  special  conditions,  among  them  apartments  with  a  stated  density; 
child  care  centers;  funeral  establishments,  etc.   A  number  of  uses  are  special 
exceptions,  such  as  automobile  service  stations. 

The  next  commercial  district  is  C-2  Commercial  Office  District.   This  is 
designed  to  promote  the  development  of  office  buildings.   The  district  is  to 
be  located  to  serve  as  a  transition  area  between  medium,  low,  and  high  inten- 
sity development.   The  uses  permitted  are  banks,  professional  offices,  health 
centers,  etc.   There  are  uses  with  special  conditions,  such  as  apartments  and 
certain  uses  as  special  exceptions. 

The  next  category  is  C-3,  General  Commercial  District.  This  district  is  de- 
signed to  provide  for  a  variety  of  large  retail  stores  occupying  prime  retail 
land  to  serve  "the  entire  regional  community".  All  of  the  commercial  uses 
previously  permitted  are  permitted  in  this  district,  as  are  a  number  of  other 
uses  such  as  department  stores,  newspaper  publishing  and  printing  shops.  There 
are  some  special  exceptions,  including  automobile  service  stations. 

The  final  commercial  category  is  the  highway  commercial  district,  C-i;.   A 
general  requirement  is  that  these  districts  shall  have  access  only  to  free- 
ways, major  arterials,  or  secondary  arterials  within  one-half  mile  of  a  free- 
way or  major  arterial  access  point.  Where  access  is  provided  to  an  arterial 
road,  no  access  may  be  provided  more  than  once  every  300  feet  of  frontage  on 
the  arterial  road.   The  permitted  uses,  including  automobile  seirvice  stations, 
bowling  alleys  and  driving  ranges,  are  consistent  with  the  district.   Cer- 
tain uses  are  permitted  only  with  special  conditions,  and  there  are  some 
special  exceptions  such  as  amusement  parks. 

Industrial  Districts  -  There  are  three  industrial  districts:  ¥-1  Industrial 
Park  District;  W-2  Light  Industrial  District;  W-3  Heavy  Industrial  District. 

The  W-1  District  is  divided  into  two  sub-districts,  W-l-A  Research  and 
Development  District,  to  provide  a  "pure  industrial  research  and  development 
area";  and  W-l-B  Industrial  Development  District,  to  provide  a  protected  area 
for  a  park-like  development  of  industries  capable  of  meeting  selective  perfor- 
mance standards.   All  W-1  industrial  park  districts  must  be  located  on  a  site 
having  a  minimum  size  of  20  acres.   The  uses  permitted  in  the  W-l-A  are  gen- 
erally research- type  uses,  with  certain  very  limited  retail  uses;  and  W-l-B 
permits  all  of  these  uses,  and  in  addition,  manufacturing  uses.   There  are 
certain  special  exceptions  in  both  subdistricts,  including  airfields  in 
W-l-A  and  race  tracks  in  W-l-B.  Both  subdistricts  prohibit  a  number  of  uses, 
including  boiler  works,  trailers,  and  a  number  of  manufacturing  uses.  The 
subdistricts  are  subject  to  a  comprehensive  set  of  performance  standards 
dealing  with  vibration,  noise,  glare  and  heat,  discharge  of  liqiiid  and  solid 
waste,  landscaping,  maintenance  and  outdoor  storage. 

The  next  industrial  district  is  W-2  Light  Industrial  District.  This  is  gen- 
erally consistent  with  the  designation.  It  permits  a  large  number  of  indus- 
trial uses,  and  some  uses  are  permitted  by  special  exception. 

The  W-3  Heavy  Industrial  District  permits  all  of  the  uses  previous  permitted, 
and  in  addition  a  number  of  heavy  industrial  uses,  such  as  asphalt  and 
asphalt  products  manufacturing,  breweries,  ship  yards  and  sugar  refining. 
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Special  Districts 

Open  Space  Districts  -  This  district  is  created  to  preserve  open  areas  for 
recreational  uses,  protect  persons  and  property  against  hazards  of  floods  and 
water  pollution,  and  protect  the  county  against  costs  incurred  when  develop- 
ment is  not  compatible  with  the  natural  environment.  Open  Space  Districts 
include:  lands  within  the  Natural  Drainage  System  and  50  year  flood  plains; 
private  or  public  land  used  or  proposed  for  recreation  at  a  subdivision,  com- 
munity, or  regional  level,  and  lands  designated  as  structural  open  space  in 
the  coimty  General  Development  Plan  or  Plan  of  Open  Space.  Permitted  uses 
include:  conservation  uses,  existing  residential  uses,  farming,  etc.  Public 
utilities  are  special  exceptions. 

Deferred  Development  Districts  -  The  function  of  this  district  is  to  allow 
for  orderly  development  in  accordance  with  the  General  Development  Plan  by 
preventing  premature  development.  The  districts  allow  the  continuance  of 
existing  uses  in  areas  where  increased  development  should  be  deferred,  areas 
which  are  essentially  rural  in  character  and  areas  which,  although  designated 
for  development  in  the  Plan,  lack  the  essential  public  services  for  compre- 
hensive development  and  are  in  need  of  more  detailed  study.   The  permitted 
uses  are  the  same  as  permitted  uses  in  R-A  Districts,  such  as  fanning,  single- 
family  units,  cluster  developments,  etc.  The  uses  by  special  exceptions  in- 
clude amusement  enterprises,  outdoor  drive-in  theaters,  public  utilities,  and 
sand  and  gravel  operations.  In  general,  the  permitted  and  special  exception 
uses  are  consistent  with  low  density,  reserved  areas  when  one  considers  that 
the  minimum  lot  size  is  five  acres  and  that  not  more  than  five  percent  of  the 
net  lot  area  may  be  covered  by  principal  and  accessory  structures. 

There  are,  however,  provisions  for  substantial  development  in  the  Deferred 
Development  District.  The  planned  unit  development  for  residential  uses  is 
allowed  as  a  special  exception  with  a  number  of  conditions,  including  a 
minimum  area  of  100  acres;  the  development  is  in  accordance  with  the  General 
Development  Plan  or  an  adopted  detail  plan;  and  public  utilities  are  adequate. 
The  planned  commercial  complex  is  also  allowed  with  mini  mum  area  sizes  and 
other  conditions.  Similarly,  the  planned  industrial  development  is  allowed 
with  certain  conditions.  Both  a  planned  commeixjial  complex  and  a  planned 
industrial  development  must  also  be  in  accordance  with  the  General  Develop- 
ment Plan. 

The  next  special  district  is  Maritime  Group  Districts.  This  is  an  elaborate 
district  containing  Maritime  Group  A  Districts,  with  three  subdistricts , 
Maritime  Group  B  Districts,  and  Maritime  Group  C  Districts.  Maritime  Dis- 
tricts are  in  essence  special  provisions  for  marinas  and  yacht  clubs.  The 
intensity  of  uses  appears  to  range  from  those  set  forth  in  Maritime  Community 
Districts,  designed  for  residential  communities  on  the  waterfront  where  piers 
for  the  use  of  community  are  desirable,  to  the  Maritime  Group  C  Districts 
which  are  major  maritime  centers  allowing  facilities  for  major  repair  of 
watercraft  and  sale  of  watercraft  and  marine  engines.  There  are  a  number 
of  comprehensive  provisions  governing  the  location  of  maritime  uses.  One  is 
a  provision  entitled  "Land  to  Water  Ratio"  which  requires  successively  larger 
lot  area  dependent  upon  the  lot  width  at  the  water  and  the  length  of  the  pier. 
All  of  the  maritime  use  districts  have  locational  requirements  designed  to 
restrict  the  haphazard  development  of  marinas  along  the  waterfi?ont.  For 
example,  the  Maritime  Community  Marine  District  may  be  located  along  the 
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rivers  axid  Chesapeake  Bay  and  along  tributary  areas  as  a  part  of  a  subdivi- 
sion design  or  planned  community  development.  Maritime  Group  B,  which  allows 
a  ntmiber  of  additional  uses  including  snack  bars  and  restaurants,  may  be 
located  only  along  the  lower  one-half  of  the  rivers  and  along  the  Chesapeake 
Bay. 

Town  Center  Districts  -  The  purpose  of  the  Town  Center  Districts  is  to  peimit 
mixed  use  development,  greater  floor  area  development,  ■unlimited  heights,  and 
an  increased  intensity  of  use  than  permitted  under  the  normal  residential  and 
commercial  districts.  The  permitted  uses  include  basically  all  commercial 
uses  and  multi-family  uses.   There  are  certain  special  provisions  for  open 
space  requirements,  parking  and  floor  area  ratio. 

The  Town  Center  District  is  a  district  which  must  be  established  through  the 
ordinary  zoning  process.  Article  XII  requires  site  plan  approval  for  all 
development  in  the  Town  Center  District. 

Planned  Unit  Development  -  The  Planned  Unit  Development  is  designed  to  offer 
a  variety  of  residential  types  and  densities,  as  well  as  community  facilities 
and  services,  and  certain  commercial  uses.   The  permitted  uses  are  single- 
family  residential,  town  houses,  and  multi-family.   Li  mi  ted  commercial  uses 
are  permitted,  and  planned  commercial  complexes  are  peimitted.   The  Planned 
Unit  Development  may  be  established  in  any  residentially  zoned  or  Deferred 
Development  District.   A  minimum  area  of  20  acres  is  required  if  the  Planned 
Unit  Development  is  in  a  R-A,  R-1,  E.-2,  and  R-5  District,  and  ten  acres  if  it 
is  in  a  R-15j  R-22,  or  R-lji|.  Multi-Family  District.   The  important  provision 
is  that  the  density  of  development  shall  not  exceed  that  of  the  maximum  per- 
mitted number  of  dwelling  units  for  the  districts  where  the  Planned  Unit 
Development  is  located.   Thus  the  Planned  Unit  Development  resembles  a 
clustering  provision,  but  it  permits  a  mixture  of  uses. 

The  Ordinance  establishes  detailed  standards  for  a  Planned  Unit  Development » 
These  include  recreation  space,  communal  open  space,  green  areas,  and  soil 
erosion  provisions.   A  preliminary  and  final  site  plan  are  required. 

The  Planned  Unit  Development  is  created  as  a  special  exception,  and  is  limited 
to  residential  districts.   The  Office  of  Planning  and  Zoning  plays  a  major 
role  in  reviewing  and  administering  the  detailed  standards  and  requirements 
for  a  Planned  Unit  Development  although  the  ultimate  power  to  approve  the 
Planned  Unit  Development  resides  with  the  zoning  hearing  officer. 

Site  Plan  Review  —  Site  plan  review  is  required  for  all  development  in 
Deferred  Development  Districts,  Open  Space  Districts,  Town  Center  Districts, 
Industrial  Park  Districts,  and  all  uses  permitted  as  a  special  exception. 
There  are  detailed  requirements  for  the  contents  of  the  site  plan. 

Zoning  Map 

To  date,  all  of  the  county  has  been  comprehensively  rezoned  according  to  the 
Zoning  Regulations  adopted  in  1971* 

Analysis  of  the  zoning  maps  shows  that  they  generally  carry  out  the  policies 
of  both  the  Zoning  Ordinance  and  county  General  Development  Plan. 
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For  example,  most  of  the  southwestern  area  of  the  county  has  a  rural  designa- 
tion in  the  GDP  and  R-A  Residential  zoningo   The  General  Development  Plan 
shows  most  of  the  waterfront  areas  as  low  and  low  to  medium  density  residen- 
tial uses.   The  zoning  maps  support  this  policy  with  mixtures  of  R-1,  R-2, 
R-5,  and  Marina  Districts.  Certain  areas  along  the  water  in  Districts  2  and 
3  have  R-I5  and  R-22  designations,  a  relatively  high  density  in  the  county. 

Most  of  the  zoning  for  high  density  development  occurs  in  and  around  Annapolis, 
Glen  Burnie,  Odenton,  Crofton,  and  Maryland  City,  which  appear  as  urban  com- 
munities in  the  General  Development  Plan.  Parole,  Odenton,  and  Glen  Burnie 
are  Multipurpose  Centers  in  the  General  Development  Plan  and  have  Town  Center 
Districts  on  the  zoning  maps.  The  Town  Center  District  in  Parole  is  sur- 
rounded "by  commercial,  industrial,  and  R-22  districts,  which  implements  the 
General  Development  Plan  policies  of  higher  density  uses  for  this  area. 

There  are  few  Deferred  Development  Districts  in  the  county  at  this  time.  The 
Deferred  Development  District  in  the  Odenton  Planning  Area  in  District  3 
exemplifies  the  use  of  this  district  to  postpone  development  until  the  areas 
now  designated  for  residential,  commeixiial,  and  other  uses  are  developed. 
This  Deferred  Development  area  lies  south  of  the  area  designated  for  higher 
density  development  in  the  Odenton  Plan  and  is  surrounded  by  a  mixture  of 
Open  Space,  R-A  and  W-3  areas. 

The  Odenton  Planning  area  also  contains  Open  Space  Districts.   The  areas  along 
the  Patuxent  River  and  along  Severn  Run  are  zoned  Open  Space.   In  District  2, 
much  of  the  land  along  the  Patuxent  also  has  Open  Space  zoning.   The  General 
Development  Plan  shows  the  entire  Patuxent  waterfront  as  an  open  space  and 
conservation  area.  Parcels  of  land  along  the  waterfront  in  eastern  Anne 
AjTundel  Coimty  also  are  zoned  Open  Space.   In  the  First  District,  a  large 
tract  of  land  along  the  Rhode  River  containing  an  environmental  research 
center  has  Open  Space  zoning.  This  designation  conforms  with  the  General 
Development  Plan  which  shows  this  penninsula  in  open  space  and  conservation 
use. 

This  brief  analysis  shows  that  in  general  the  comprehensive  rezoning  of  the 
coimty  is  based  upon  the  General  Development  Plan.   It  is  difficult  to  make 
a  detailed  comparison  between  the  zoning  map  and  the  General  Development  Plan 
map  since  the  latter  uses  a  much  smaller  scale  and  gives  no  specific  densi- 
ties for  the  residential  uses.  However,  the  zoning  map  generally  supports 
the  General  Development  Plan  policies  designating  areas  for  deferred  growth, 
conservation,  lower  density  growth  and  urban  communities. 

Subdivision  Regulations 

The  Subdivision  Regulations  are  detailed  and  contain  all  of  the  normal  provi- 
sions. The  Subdivision  Regulations  are  administered  by  the  Office  of  Planning 
and  Zoning. 

The  Regulations  prohibit  development  of  lots  within  an  existing  or  natural  100 
year  flood  plain,  tidal  marsh  or  swamp.  Marsh  is  defined  as  wetlands  which 
are  subject  to  tidal  flooding.   The  wetland  definition  includes  both  tidal 
and  non-tidal  wetlands.   The  first  floor  elevation  of  all  structures  built 
within  the  hurricane  tidal  level  of  the  Chesapeake  Bay  must  be  at  least  two 
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feet  above  the  hiorricane  tidal  level.   Another  section  requires  mandatory 
dedication  of  recreation  areas.   The  single-family  developer  is  required  to 
provide  1,000  square  feet  of  recreational  land  for  each  and  every  lot  or 
dwelling  unit.  Multiple  family  and  high  density  single-family  units  have 
progressively  higher  requirements  depending  upon  the  density.   There  are 
detailed  provisions  for  what  constitutes  recreational  land.   A  section  deals 
with  preservation  of  existing  natural  features.   The  Subdivision  Ordinance 
also  contains  provisions  limiting  types  of  development  on  steep  slopes. 

The  procedural  requirements  appear  to  be  standard  except  that  there  is  a  sub- 
division committee  including  representatives  of  the  Department  of  Public 
Works,  Health  Department,  Board  of  Education,  Department  of  Recreation  and 
Parks,  Soil  Conservation  District,  Fire  Prevention  Bureau  and  State  Highway 
Administration;  these  groups  advise  on  the  approval  of  subdivisions. 

The  Subdivision  Regulations  require  a  minimum  lot  size  of  14.0,000  square  feet 
for  dwellings  using  individual  water  and  sewer  facilities  (wells  and  septic 
tanks)  if  there  is  a  "reasonable  prospect"  of  public  water  and  sewer  beyond 
the  five  year  program  but  within  the  10  year  program.   If  there  is  no  such 
prospect,  then  the  average  lot  size  must  be  two  acres  and  the  minimum  size 
one  acre  with  not  more  than  SCP/o   of  lots  smaller  than  two  acres. 

The  provisions  for  planned  unit  development  and  cluster  development  appear  to 
be  consistent  with  the  Zoning  Regulations.   There  is  a  separate  short  section 
dealing  with  apartment,  commercial,  and  industrial  subdivisions.   This  is 
somewhat  imusual  because  apartment  subdivisions  may  not  involve  a  division 
of  land  into  separate  lots  for  sale  purposes. 

Additional  powers  are  granted  to  the  Deputy  State  and  County  Health  Officer 
to  reject  individual  septic  tank  systems  where  the  soil  test  is  satisfactory 
but  the  history  of  the  area  indicates,  for  example,  surrounding  septic  tank 
failures  and  pollution  of  waterways. 
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BALTIMOEE  CITY 


Location:  Baltimore  Region 
1970  Population:   905,759 
Population  Change:   I96O-I97O  -3.6% 

Plan  Adopted:  Various  Dates 

Zoning  Adopted:   I97I 

Subdivision  Regulations:   I968 

Legal  Authority:   Article  66B,  Section  2.01-2.11;  Baltimore  City  Charter 


Introduction 

The  City  of  Baltimore  deserves  recognition  as  the  State  of  Maryland's  pioneer 
in  planning  and  zoning.  Early  city  records  indicate  that  a  commission  under 
the  direction  of  Thomas  Poppleton  drew  up  a  plan  of  streets  in  I8I6,  and  the 
General  Assembly  foimally  authorized  a  "Commission  on  the  City  Plan"  in  I9IO0 
The  General  Assembly  enacted  in  19014.  what  may  be  considered  to  be  the  first 
zoning  law  in  the  State,  and  this  applied  only  in  Baltimore  City.  Laws  of 
Maryland  of  190l|.,  Chapter  k2.      This  law  provided  that  no  building  within  a 
certain  defined  area  (generally  the  vicinity  of  Mt.  Vernon  Square  in  Balti- 
more) could  exceed  a  point  70  feet  above  the  surface  of  the  street  at  the  base 
line  of  the  Washington  Monument.   The  Court  of  Appeals  upheld  the  law  in  the 
case  of  Cochran  v.  Preston,  108  Md.  220  (1908).  The  law  is  often  cited  as  one 
of  the  first  zoning  laws  in  the  United  States;  and  the  law,  and  the  Court  of 
Appeals  decision  which  upheld  it,  are  cited  for  the  proposition  that  the  police 
powers  of  the  State  include  the  power  to  enact  a  law  having  an  aesthetic  pur- 
pose. The  aesthetic  purpose  of  the  law  was  to  insure  the  predominance  of  the 
Washington  Monument,  erected  in  l8l5-l829  and  designed  by  Robert  Mills  who 
later  designed  the  more  famous  Washington  Monument  in  the  District  of  Columbia. 
Baltimore  City  enacted  several  zoning  ordinances  in  the  1920 's  and  the  General 
Assembly  provided  specific  enabling  authority  in  1927 • 

Baltimore  City  derives  its  zoning  authority  from  Sections  2.01-2.11  of  Article 
66B;  these  sections  are  applicable  only  to  Baltimore  City.   The  sections  appli- 
cable to  Baltimore  City  generally  utilize  the  traditional  language  first  es- 
tablished in  1927*  Section  2.03  states  that  the  zoning  regulations  shall  be 
made  in  accordance  with  "the  plan"  although  the  Baltimore  City  portion  of 
Article  66B  .deals  with  zoning  only  and  does  not  contain  any  references  to  a 
piano  In  Section  2.08,  the  Board  of  Appeals  is  empowered  to  consider,  when 
acting  upon  a  zoning  application  (a  variance,  special  exception,  or  condi- 
tional use),  the  availability  of  schools,  other  public  facilities  in  the  area, 
and  flood  control  problems.  The  fimctions  of  the  Board  of  Zoning  Appeals 
established  in  Article  66B  are  performed  by  the  Board  of  Municipal  and  Zoning 
Appeals  established  by  the  Baltimore  City  Charter. 

The  planning  responsibilities,  including  subdivision  control,  are  governed  by 
the  provisions  of  the  Baltimore  City  Charter.   The  Charter  establishes  a 
Department  of  Planning  headed  by  a  Planning  Conmiission  and  the  Charter  pro- 
vides for  the  preparation  of  two  types  of  plans,  the  master  plan  and  official 
detailed  plans.   There  are  "preliminary"  and  "official"  (final)  detailed  plans 
and  there  is  no  limit  on  the  number  and  geographical  extent  of  such  small  area 
plans  within  the  city.   The  charter  specifies  that  these  plans  shall  be  for 
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the  physical  development  of  the  city  and  must  show  the  location  of  proposed 
public  improvements  and  facilities  in  relation  to  overall  development.   The 
Master  Plan  language  refers  to  general  location  and  the  detailed  plan  provi- 
sions refer  to  exact  location  of  public  improvements.   The  Master  Plan  is 
similar  to  the  Comprehensive  Development  Plan  described  in  Section  3°05  of 
Article  66B  for  other  local  jiirisdictions.   The  official  detailed  plan  is 
a  much  more  specific  kind  of  area  development  plan  tied  to  implementation 
scheduling  and  has  been  used  by  the  city  in  at  least  one  instance  in  the 
form  of  a  preliminary  plan.  However,  the  Planning  Commission  has  not  yet 
adopted  any  such  plans  as  "official"  Detailed  Plans. 

The  plans  are  adopted  by  the  Planning  Commission  and  are  not  adopted  by  the 
Mayor  and  City  Coimcil.   The  Charter  states  that  no  public  improvement  shall 
be  undertaken  after  the  adoption  of  a  master  plan  or  an  official  detailed 
plan  unless  it  is  in  conformance  with  the  plan.   In  the  section  dealing  with 
official  detailed  plans,  there  is  a  provision  which  states  that  all  applica- 
tions for  building  permits  shall  be  referred  to  the  Planning  Commission  for 
determination  whether  or  not  the  proposed  structure  complies  with  the  appli- 
cable official  detailed  plan,  but  the  effect  of  non-compliance  is  unclear. 

Plan 

Baltimore  City's  Comprehensive  Plan  consists  of  a  series  of  goal  and  policy 
statements  and  accompanying  Comprehensive  Plan  Maps.   There  are  seven  ele- 
ments in  all:  Preservation  of  the  City's  Character,  The  Use  of  Leisure  Time, 
Transportation  Facilities  and  Services,  Housing  and  Residential  Areas,  Com- 
munity Facilities  and  Services;  Economic  Development;  and  MetroCenter. 

Each  element  presents  both  the  City's  goals  (the  general  direction  in  which 
it  should  be  headed)  and  the  City's  policies  (the  specific  actions  required 
to  achieve  the  goals).  These  goals  and  policies,  taken  together,  establish 
the  framework  for  the  City's  Comprehensive  Plan. 

The  goals,  policies,  and  maps  are  adopted  simultaneously  by  the  Planning  Com- 
mission as  part  of  the  Comprehensive  Plan  of  the  city.   They  are  recommended 
to  the  Mayor,  the  Board  of  Estimates,  the  City  Council  and  operating  agencies 
as  the  basis  for  city  decisions  on  capital  budgeting  and  programming,  zoning, 
urban  renewal,  subdivision  and  area  development  regulation  enforcement.  They 
are  also  used  by  the  Planning  Commission  in  making  recommendations  to  the 
governing  body,  to  the  Board  of  Municipal  and  Zoning  Appeals,  and  in  taking 
action  on  subdivision  and  development  plaxL  approvals. 

Preservation  of  the  City's  Character  (published  196?) 

The  Historic  Preservation  goals  include  preserving  sites  identified  with  the 
history  of  Baltimore  and  the  nation  (e.g.  Fort  McHenry),  buildings  of  unique 
or  characteristic  architecture  (e.g.  The  Basilica  of  the  Assumption),  whole 
neighborhoods,  groups  of  buiildings,  and  street  facades  (e.g.  Mt.  Vernon  Place), 
and  smaller  sites  and  single  buildings  that  are  symbols  of  the  many  social 
and  ethnic  groups  which  built  Baltimore  (e.g.  Bethel  African  Methodist  Epis- 
copal Church).  This  Plan  element  includes  policies  and  programs  to  augment 
historic  preservation  activities  in  Baltimore,  such  as  professional  inventory 
and  classification  of  structures  and  areas  as  to  their  importance  and  values. 
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The  Use  of  Leisure  Time  (published  I967) 

After  summarizing  assets  and  deficiencies  in  the  City's  recreational  resources, 
this  plan  element  presents  a  series  of  goals  and  policies  to  improve  leisure- 
time  opportunities .   The  policy  of  developing  a  comprehensive  system  of 
regional,  community,  and  neighborhood  parks  and  recreation  areas,  facilities 
and  programs  provides  the  general  framework.  Proposed  regional  facilities 
include  large  parks,  commercial  centers  which  offer  entertainment,  and  insti- 
tutional facilities  such  as  the  Inner  Harbor  with  its  emphasis  on  water- 
oriented  recreation  and  entertainment.   Community  complexes  are  planned,  where 
possible,  in  connection  with  schools  and  parks  within  the  various  communities. 
Neighborhood  complexes  consist  of  recreation  centers,  play  lots,  senior  citi- 
zens' areas,  craft  centers,  etc.  A  revised  and  updated  version  of  the  leisure- 
time  element  of  the  Comprehensive  Plan  has  been  incorporated  into  the  Community 
Facilities  and  Services  Policy  Statement. 

Housing  and  Residential  Areas  (published  1970) 

This  element  begins  with  a  brief  discussion  of  the  condition  of  the  City's 
housing  stock.   The  document  then  details  goals,  policies,  and  plans  for 
improving  housing  conditions  and  increasing  housing  options  in  Baltimore. 
A  major  goal  of  the  plan  is  to  create  a  series  of  distinctive  housing  areas 
that  offer  alteinative  living  environments  for  all  segments  of  the  popula- 
tion.  These  residential  areas  include  residential  centers  of  high,  moderate, 
and  low  intensity  development.   Each  area  offers  a  range  of  structural  and 
housing  types  and  a  distinctive  physical  environment.   The  plan  suggests  loca- 
tion for  the  various  types  of  housing  areas,  as  well  as  design  alternatives 
for  each  density  category. 

Transportation  Facilities  and  Services  (published  1970) 

Transportation  goals  give  high  priority  to  transportation  facilities  and  ser- 
vices which  support  the  industrial  base  and  attract  new  outside  investment 
capital,  using  transportation  to  revitalize  obsolete  parts  of  the  environment, 
and  using  transportation  to  help  solve  pressing  social  and  economic  problems 
such  as  providing  special  buses  from  low-income  neighborhoods  to  specific 
employment  centers.   The  Master  Plan  of  Streets  which  accompanies  the  trans- 
portion  policy  statement  delineates  corridors  of  movement,  rather  than  spe- 
cific alignments.   The  precise  locations  of  new  or  improved  roads  are  worked 
out  through  a  process  of  community  participation. 

Economic  Development  (issued  1973) 

This  element  of  the  Plan  covers  the  composition  of  the  City's  economy  and  also 
outlines  industrial  and  commercial  land  use  problems  and  opportunities,  econo- 
mic characteristics  of  the  City's  population,  and  municipal  finance.   It  also 
details  goals  and  policies  for  dealing  with  each  of  these. 

Community  Facilities  and  Sei-vices  (published  197U) 

This  plan  covers  the  areas  of  health,  education,  recreation,  libraries,  and 
police  and  fire  protection.  Major  goals  include  fostering  greater  accessi- 
bility to  City  services  through  continued  decentralization  of  services,  in- 
creasing coordination  among  these  services,  and  making  them  more  responsive 
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to  local  service  needs.   To  achieve  these  goals,  the  plan  proposes  the  estab- 
lishment of  a  network  of  nrulti-service  comm-unity  centers  throughout  the  City. 
Each  center  will  serve  about  25,000  people.   A  typical  miilti-service  center 
would  be  operated  in  conjunction  with  a  school  and  would  include  such  ser- 
vices as  day  care,  social  services,  and  employment  counseling,  health  ser- 
vices, a  library,  recreation  and  senior  citizens  programs,  police,  community 
relations,  and  Mayor's  representative,, 

MetroCenter/Baltimore  (published  1970) 

In  addition  to  these  goals  and  policy  elements,  the  Comprehensive  Plan  in- 
cludes guideline  development  plans  for  the  1,000  acre  downtown  coreo  Under 
the  MetroCenter  Plan,  public  investment  is  being  used  strategically  to 
encourage  and  coordinate  private  development.   The  MetroCenter  Plan  encom- 
passes a  wide  range  of  projects  including  Charles  Center,  Inner  Harbor, 
Lexington  Mall,  the  State  Office  Complex,  the  University  of  Maryland,  Mount 
Royal  Center,  and  Mount  Vernon.  MetroCenter  is  expected  to  attract  more  than 
$99U  million  in  new  investments  by  1990. 

The  MetroCenter  Plan  emphasizes  the  continued  development  of  downtown  Balti- 
more as  the  retail  commercial,  high  density  residential,  and  cultural  center 
of  the  region.   It  also  establishes  MetroCenter' s  relationship  to  immediately 
adjacent  communities  and  to  other  communities  and  commercial  centers  else- 
where in  the  City  and  the  region.  Due  to  these  considerations,  and  its 
creative  design  features,  it  was  awarded  a  "Meritorious  Program  Award"  by 
the  American  Institute  of  Planners  in  1972. 

Other  Planning  Efforts 

In  addition  to  these  Comprehensive  Plan  elements,  the  City  agencies  have  pre- 
pared many  plans  for  specific  areas  of  Baltimore. 

The  Department  of  City  Planning  has  adopted  a  sketch  plan  for  Govans,  a  north- 
central  district  of  the  City,  and  is  preparing  similar  plans  for  other  neigh- 
borhoods. 

The  Department  of  Housing  and  Community  Development  is  responsible  for  the 
four-stage  development  of  the  Inner  Harbor,  managed  by  the  Charles  Center/ 
Inner  Harbor  Management  Company.   The  Inner  Harbor  project  includes  a  water- 
front complex  of  office  bxiildings,  apartments,  hotels,  parks,  promenades, 
shops,  restaiorants,  educational  and  cultural  institutions,  a  science  center 
and  a  maritime  museum.   Charles  Center  is  Baltimore's  first  downtown  renewal 
effort  and  contains  commercial  buildings,  shops,  cultural  facilities,  and 
open  space. 

The  Department  of  Housing  and  Community  Development  prepared  plans  for  many 
areas  of  the  City  including:  Harlem  Park;  Madison  Park;  University  of  Mary- 
land; Gay  Street;  Orchard-Biddle-Poppleton;  Mt.  Vernon;  Oldtown;  Upton; 
Reservoir  Hill;  Washington  Hill;  Park  Heights;  Fremont/Sharp-Leadenhall ; 
the  Camden  Industrial  Park;  and  Coldspring,  a  new  town-in-town  in  northwest 
Baltimore.   Coldspring,  designed  by  Moshe  Safdie,  will  offer  a  range  of 
housing  opportunities  with  conveniently  located  commercial,  educational, 
recreational  and  cultural  activities. 
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ZoniniS:  Ordinazice 

The  present  Baltimore  City  Zoning  Ordinance  replaces  an  ordinance  enacted  in 
1931  which  was  the  sutject  of  over  100  text  amendments  and  l,l80  map  changes o 
The  Ordinance  resulted  from  a  lengthy  study  by  a  Zoning  Commission  and  an 
even  lengthier  process  of  adoption. 

A  practice  that  is  unique  to  the  Baltimore  City  Ordinance  is  the  reservation 
of  the  right  to  grant  certain  conditional  uses  by  action  of  the  Mayor  and 
City  Council.  Most  of  the  zoning  districts  have  enumerated  conditional  uses 
which  may  be  granted  by  the  Board  of  Municipal  and  Zoning  Appeals.  Many  of 
the  zoning  districts,  however,  contain  in  addition  certain  conditional  uses 
which  may  be  authorized  only  by  ordinance  of  the  Mayor  and  City  Council. 
This  procedures  was  upheld  by  the  Court  of  Appeals  in  Kramer  v.  Mayor  and 
City  Council,  166  Md.  32k   (l93i+). 

Residence  Districts 

R-1,  Single-Family  Residence  District  -  This  permits  single-family  detached 
dwellings,  agricultural  uses,  and  certain  other  uses.  The  minimum  lot  size 
for  dwellings  is  7»300  square  feet. 

R-2,  General  Residence  District  -  In  addition  to  the  uses  permitted  in  the 
R-1  district,  this  district  permits  single-family  semi-detached  dwellings 
and  multiple  family  detached  dwellings.  The  minimum  lot  size  is  7>300  square 
feet  for  single-family  detached  dwellings,  and  7>300  square  feet  per  dwelling 
unit  for  other  residences. 

R-3,  Single-Family  Residence  District  -  This  is  essentially  the  same  as  the 
R-1  district  but  it  permits  single-family  detached  dwellings  with  a  minimum 
lot  area  of  5? 000  square  feet. 

R-U,  General  Residence  District  -  This  district  allows  the  permitted  uses  of 
the  R-2  district,  the  accessory  tises  of  the  R-1  district  and  the  conditional 
uses  of  the  R-1  district.   Certain  conditional  uses  including  nursing  homes, 
hospitals,  multi-family  dwellings  containing  100  or  more  dwelling  units,  off- 
street  parking  areas,  and  planned  developments,  require  authorization  by 
ordinance  of  the  Mayor  and  City  Council.  The  minimum  lot  size  for  single- 
family  detached  dwellings  is  5jOOO  square  feet. 

R-^,  General  Residence  District  -  In  addition  to  the  previously  permitted 
uses,  this  district  permits  semi-detached  dwellings  and  single-family  attached 
dwellings  not  exceeding  six  in  a  row  or  group.   The  minimum  lot  size  is  5? 000 
square  feet  for  individual  dwellings  and  2,500  square  feet  per  dwelling  unit 
for  multi-family  dwellings. 

R-6,  General  Residence  District  -  This  district  is  roughly  the  same  as  the 
R-5  district  except  that  single-family  detached  dwellings  not  exceeding  nine 
in  a  row  or  group  are  permitted. 

R-7,  General  Residence  District  -  This  permits  single-family  attached  dwellings 
not  exceeding  nine  in  a  row  or  group  and  multiple  family  attached  dwellings 
not  exceeding  nine  in  a  row  or  group.  There  is  a  minimum  lot  area  of  1,100 
square  feet  per  dwelling  unit  for  multiple-family  dwellings o   Certain  other 
activities,  such  as  physician's  offices  and  nursing  homes,  are  conditional  uses. 
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R-8,  General  Residence  District  -  This  permits  single-family  attached  dwellings 
not  exceeding  12  in  a  row  or  group  and  multiple-family  attached  dwellings  not 
exceeding  12  in  a  row  or  group.  This  district  also  permits  hospitals,  and 
certain  conditional  uses  such  as  rooming  houses.   The  minimum  lot  size  for 
multiple-family  dwellings  is  7^0  square  feet  per  dwelling  unit. 

R-9,  General  Residence  District  -  This  permits  single-family  attached  dwellings 
not  exceeding  12  in  a  row  or  giroup;  multiple-family  attached  dwellings  not 
exceeding  12  in  a  row  or  group;  apartment  hotels;  hospitals;  and  rooming  and 
boarding  houses.  Multiple-family  dwellings  and  apartment  hotels  require  550 
square  feet  per  dwelling  unit.  This  is  a  high  density  district  and  can  re- 
sult in  79  dwelling  units  or  118  efficiency  -units  per  acre. 

R-10,  General  Residence  District  -  The  permitted,  accessory,  and  conditional 
uses  are  roughly  the  same  as  those  in  the  R-9  districto   This  is  a  higher 
density  district  and  requires  only  200  square  feet  per  dwelling  unit  for 
mxLLtiple-family  dwellings.   The  permissible  density  may  reach  218  dwelling 
units  or  323  efficiency  units  per  acre. 

Office-Residence  District  -  This  district  permits  apartment  hotels,  dwellings, 
educational  and  cultural  institutions,  offices,  religious  institutions,  and 
rooming  and  boarding  houses.   A  number  of  particular  uses  are  conditional 
uses,  such  as  health  and  medical  institutions  for  the  care  of  the  aged  and 
for  children,  which  require  authorization  of  the  Board  of  Municipal  and 
Zoning  Appeals.   Other  uses,  such  as  non-profit  homes  for  the  rehabilita- 
tion of  alcoholic  persons,  are  conditional  uses  requiring  authorization  by 
ordinance  of  the  Mayor  and  City  Council.  There  are  four  Office-Residence 
Districts.   They  contain  the  same  use  provisions,  but  the  bulk  requirements 
vary  and  would  permit  17  dwelling  units  per  acre  in  the  OR-1  district  to 
2l8  dwelling  units  per  acre  in  the  OR-ij.  district. 

Business  Districts 

B-1,  Neighborhood  Business  District  -  This  district  is  designed  to  serve  neigh- 
borhood shopping  needs.   Limitation  on  the  scope  of  these  businesses  is  obtained 
by  restricting  maximum  gross  floor  area.   The  permitted  uses  and  conditional 
uses  appear  to  be  consistent  with  the  designation. 

B-2,  Comnrunity  Business  District  -  This  district  is  designed  to  accommodate  the 
needs  of  a  larger  cons\amer  population  than  is  served  by  the  neighborhood  busi- 
ness district  and  permits  a  wide  range  of  commercial  uses.   Automobile  service 
stations  are  conditional  uses. 

B-3,  Community  Commercial  District  -  This  district  is  said  to  be  designed  for 
business,  service,  and  commercial  uses  of  a  highway  oriented  nature o  Drive-in 
restaurants  are  conditional  uses  requiring  authorization  by  ordinance  of  the 
Mayor  and  City  Council. 

B-Ui  Central  Business  District  -  This  has  an  obvious  purpose  and  contains  a 
statement  of  legislative  intent  that  the  district  shall  be  applied  exclusively 
in  the  central  business  district.   Among  the  permitted  uses  are  courthouses 
and  bus  and  transit  passenger  stations  and  terminals. 

B-5,  Central  Commercial  District  -  The  description  of  this  district  states  that 
it  is  designed  to  provide  for  those  uses  and  activities  which  are  generally 

-23- 


associated  with  and  near  the  functions  performed  in  the  central  "business  dis- 
trict.  It  also  contains  a  statement  of  legislative  intent  that  the  district  be 
applied  exclusively  in  the  central  business  district.   There  are  some  additional 
uses  permitted,  such  as  convention  halls,  rescue  missions,  trade  centers,  etc. 

Industrial  Districts 

M-1,  Industrial  District  -  This  is  for  nuisance  free  industrial  uses.   There  are 
extensive  performance  standards  which  all  the  uses  must  meet.  The  permitted 
uses  include  broom  manufacturing,  coffee  roasting,  rug  manufacturing,  etc.;  and 
the  conditional  uses  include  fire  and  police  stations,  atomic  reactors,  etc. 
Dwellings  and  general  commercial  uses  are  not  permitted. 

M-2,  Industrial  District  -  This  is  a  general  industrial  district  except  for  those 
uses  which  are  described  as  heavy  industrial  uses.  In  addition,  some  uses  nor- 
mally known  as  heavy  industrial  uses  may  be  permitted  upon  a  showing  that  they 
will  not  produce  a  nuisance. 

M-3,  Industrial  District  -  This  permits  all  industrial  uses,  including  heavy 
industrial  uses.   Some  uses  such  as  junk  yards  are  listed  as  conditional  uses. 

Planned  Developments 

The  Baltimore  City  Zoning  Ordinance  envisions  extensive  use  of  planned  develop- 
ments.  These  are  authorized  by  ordinance  of  the  City  Council,  and  may  be  estab- 
lished in  any  district.   Chapter  12  of  the  Zoning  Ordinance  contains  standards 
for  planned  developments  in  residential,  office-residential,  business,  and  indus- 
trial districts. 

The  Zoning  Ordinance  does  not  contain  specific  regulations  creating  individual 
planned  development  districts  but,  rather,  contains  standards  governing  the  use, 
bulk,  gross  density  and  building  height  and  floor  area  ratio  of  planned  develop- 
ments.  Basically,  the  use,  biilk,  and  gross  density  of  planned  developments  are 
related  to,  but  not  the  same  as,  the  district  in  which  they  are  located.   For 
example,  a  residence  planned  development  in  an  R-2  district  may  contain  not  more 
than  six  dwelling  units  per  acre.   An  office-residential  planned  development  in 
an  0-R-l  district  requires  a  minimum  area  of  three  acres.   Thus  the  planned 
developments  created  by  the  Baltimore  City  Ordinance  are  not  the  typical  "float- 
ing zone"  provisions  because  the  planned  development  may  be  located  only  in 
certain  districts;  for  example,  a  residential  planned  development  may  be  located 
only  in  a  residential  district.  A  greater  mixture  of  uses  is  obtained,  however, 
because  the  regulations  allow  for  uses  permitted  from  another  district  when 
this  is  specifically  approved  by  the  City  Council  as  part  of  the  development 
plan.  Tor  example,  the  office-residential  planned  development  allows  permitted 
and  conditional  uses  from  the  B-1,  B-2,  and  M-1  districts. 

Planned  developments  in  all  districts,  except  for  industrial  districts,  may 
obtain  "density  premiums"  for  the  following  factors: 

For  planned  developments  adjacent  to  a  public  park  which  is  1^  acres 
or  more  in  area; 

For  planned  developments  located  within  one-eighth  mile  of  rapid 
transit  station  facilities  or  interchanges; 


-2k- 


For  the  dedication  of  public  recreational  and  educational  sites  as 
recommended  in  the  master  plan; 

For  the  provision  of  unique  design  features  within  the  planned 
development  which  require  unusually  high  development  costs  and 
which  achieve  an  especially  attractive  and  stahle  development; 

For  the  provision  of  permanent  open  space  at  grade  which  is  developed 
for  recreational  use,  terraces,  sculpture,  reflecting  pools,  foun- 
tains, and  similar  uses. 

All  of  the  planned  development  provisions  contain  standard  language  that  the 
yard  requirements  and  building  height  requirements  of  the  district  in  which 
the  development  is  located  may  be  inapplicable  when  specifically  approved  as 
part  of  the  development  piano   They  also  contain  standard  language  that  the 
floor  area  ratio  requirements  of  the  district  are  applicable  to  the  entire 
planned  development  and  not  to  specific  uses  which  may  be  located  within  the 
planned  development.   The  gross  density  premium  increases  the  maximum  floor 
area  ratio  by  the  same  percentage  as  density  is  increased. 

Conversion  of  Dwellings 

One  of  the  unique  problems  of  the  City  of  Baltimore  is  the  conversion  of  single 
and  two  family  dwellings  to  multi-family  dwellings.  The  R-1  and  R-3  districts 
permit  only  single-family  detached  dwellings;  and  the  R-5  and  R-6  limit  row 
houses  for  single-family  units.   The  Ordinance  contains  a  special  provision 
which  grants  the  Board  of  Municipal  and  Zoning  Appeals  the  power  to  authorize 
conversion  of  dwellings  in  certain  districts  to  more  than  one  family  or  multi- 
family.  The  effect  of  this  provision  appears  to  be  to  allow  conversion  in 
certain  districts,  and  to  prohibit  it  —  at  least  for  more  than  two  families  — 
in  other  districts  such  as  R-lo   There  are  special  procedures  required,  includ- 
ing recommendations  by  the  Department  of  Housing  and  Community  Development  and 
the  Department  of  Planning  to  the  Board  of  Municipal  and  Zoning  Appeals. 

Housing  for  the  Elderly 

Baltimore  City  amended  the  Zoning  Ordinance  in  1971  "to  make  extensive  provisions 
for  housing  for  the  elderly.  The  preamble  to  the  Ordinance  noted  that  approxi- 
mately 138,000  persons,  or  l5  percent  of  the  City  residents,  were  60  years  of 
age  or  over.  Housing  for  the  elderly  is  defined  as  a  residential  bixLlding  con- 
taining ten  or  more  elderly,  or  handicapped,  persons;  and  at  least  10  percent 
of  the  structure  must  be  so  occupied.   The  amendment  makes  housing  for  the 
elderly  a  conditional  use,  requiring  action  by  the  Mayor  and  City  Council  in 
these  Districts:  R-2,  R-U,  R-5,  R-6,  R-7,  R-8,  R-9,  R-10,  0-R,  B-1,  B-2,  B-3, 
B-i|.   In  addition,  the  Ordinance  allows  increases  in  density  standards. 

Zoning  Procedures  and  Zoning  Map 

The  Baltimore  City  Zoning  Ordinance  contains  a  separate  chapter  on  administra- 
tion and  enforcement  and  describes  the  duties  and  functions  of  the  various 
governmental  bodies  and  units  which  have  responsibilities  in  planning  and 
zoning. 

The  zoning  administrator  has  administrative  responsibilities  for  administering 
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the  Zoning  Ordinance,  issuing  zoning  authorizations,  occupancy  certificates 
and  certificates  of  use. 

The  Zoning  Ordinance  describes  the  duties  of  the  Board  of  Municipal  and  Zoning 
Appeals.   These  duties  consist  principally  of  hearing  applications  for  vari- 
ances, special  exceptions  and  conditional  uses.   The  Planning  Commission  and 
the  Board  of  Municipal  and  Zoning  Appeals  make  recommendations  to  the  City 
Council  on  amendments  to  the  Ordinance;  the  Planning  Commission  makes  recom- 
mendations to  the  Board  of  Municipal  and  Zoning  Appeals  on  all  applications 
for  conditional  uses;  and  the  Planning  Commission  furnishes  the  Board  and  the 
zoning  administrator  with  copies  of  amendments  to  the  master  plan.  The  Ordi- 
nance directs  the  Planning  Commission  to  make  findings  and  recommendations  to 
the  City  Coixncil  on  any  amendment  which  has  the  purpose  and  effect  of  changing 
the  zoning  designation  for  an  individual  piece  of  property.   These  findings 
include  the  trend  of  development  in  the  general  area  of  the  property  in  ques- 
tion, including  changes  which  have  taicen  place  since  the  property  was  placed 
in  its  present  zoning  classification. 

The  Zoning  Ordinance  sets  forth  standards  for  the  granting  of  conditional  uses, 
special  exceptions  and  variances.  For  conditional  uses  which  are  granted  by 
the  Board  of  Zoning  Appeals,  the  Board  must  make  findings  that  the  conditional 
use  will  not  be  detrimental  to  the  public  health,  etc.,  and  the  Board  must  con- 
sider a  number  of  specific  features,  including  the  nature  of  the  site,  traffic 
patterns,  and  the  natijire  of  the  surrounding  area. 

The  provisions  for  variances  and  special  exceptions  are  different  from  those 
found  in  county  and  municipal  ordinances  for  the  rest  of  the  State.  Generally, 
one  thinks  of  a  special  exception  as  a  use  exception,  such  as  allowing  a  doc- 
tor's office  in  a  residential  district.  These  types  of  use  exceptions  in 
Baltimore  City  are  generally  found  under  the  conditional  uses  which  accompany 
each  zoning  districto  The  individual  zoning  districts  of  the  Baltimore  City 
Ordinance  do  not  have  listed  special  exceptions,  but  rather  the  special  excep- 
tions which  may  be  authorized  are  all  gathered  together  in  one  chapter.  These 
special  exceptions  include  reduction  of  the  minimum  lot  size  in  residential 
districts,  reduction  of  yard  or  set  back  requirements,  reduction  of  lot  cov- 
erage requirements,  increase  of  height  limitation,  increase  in  the  height  of 
fences,  increase  in  floor  area  ratio  and  reduction  of  off-street  parking  spaces. 
The  variances  which  may  be  authorized  are  not  greatly  different  from  the  spe- 
cial exceptions,  and  include:  reduction  in  the  minimum  lot  size  of  not  more 
than  twenty-five  percent;  increase  in  the  number  of  roomers;  reduction  of  yard 
or  set  back  requirements;  reduction  in  lot  coverage  requirements;  authorization 
of  a  different  height  requirement;  increase  in  a  basic  floor  area  ratio;  reduc- 
tion of  applicable  off-street  parking  spaces;  and  any  variance  necessary  to 
prevent  the  property  owner  from  being  deprived  of  any  reasonable  use  of  his 
property.  The  standards  for  the  granting  of  variances  and  special  exceptions 
appear  to  be  roughly  the  same,  including  particular  physical  surroundings  or 
topographical  conditions,  conditions  unique  to  the  property,  and  the  effect  on 
transportation,  water,  schools,  parks,  or  other  public  facilities.  Thus  it  is 
difficult  to  distinguish  between  the  variance  and  special  exception  under  the 
Baltimore  City  Ordinance. 

The  City  of  Baltimore  is  largely  built  up  and  contains,  of  course,  a  great 
diversity  of  uses.  There  is  a  large  amount  of  industrial  zoning  surrounding 
the  harbor.  The  central  business  district  has  that  zoning  designation.  One 
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can  see  office  residential  zones  north  from  downtown  although  the  190i;  law, 
limiting  the  height  of  buildings  in  Mount  Vernon  Square,  is  still  in  force. 
In  addition,  one  can  see  various  pockets  of  business  zones,  and  substantial 
business  zones  along  the  major  streets  and  roads. 

The  Planning  Department  reports  that  the  planned  development  zones  have  been 
well  accepted. 

Subdivision  ReiS:ulations 

The  Planning  Commission  administers  the  Subdivision  Regulations  of  Baltimore 
City.  The  Regulations  constitute  a  detailed  code  and  appear  to  cover  all  of 
the  noimal  matters  covered  by  standard  subdivision  regulations.   There  is  a 
pre-application  procedure,  and  provisions  for  a  preliminary  and  final  subdivi- 
sion plan.  There  are  also  provisions  for  a  final  development  plan.  The  final 
development  plan  is  not  recorded,  as  is  the  final  subdivision  plan,  but  rather 
is  intended  for  use  by  other  City  agencies;  it  is  not  required  for  all  subdi- 
visions. 

The  requirements  of  the  subdivision  plan  and  of  the  final  development  plan  are 
noteworthy  in  that  they  reqxiire  the  plan  to  show  the  exact  location  of  all  pro- 
posed biiildings,  the  number  of  stories  within  each  building,  and  building  ele- 
vation, gross  floor  area,  and  the  number  of  one,  two,  three  bedroom  dwelling 
units  in  all  residential  structures.   The  final  development  plan  requires  the 
developer  to  show  a  landscaping  plan  and  the  regulations  contain  a  list  of 
2?ecommended  trees. 

The  Subdivision  Regulations  contain  a  procediire  under  the  heading  "Reqioired 
Improvements  and  Design  Standards"  -  "Community  Facilities"  that  all  preliminary 
and  final  residential  subdivision  plans  be  referred  to  the  Baltimore  City  Depart- 
ment of  Education  which  is  required  to  determine  the  projected  school  popula- 
tion and  compare  it  with  the  existing  and  proposed  school  capacities  in  deter^ 
mining  whether  the  Department  of  Education  can  endorse  the  development.   An 
attempt  by  the  Planning  Commission  to  turn  down  a  subdivision  on  the  basis  of 
inadequacy  of  school  facilities  was  held  invalid  by  the  Court  of  Appeals  in  the 
case  of  Baltimore  Planning  Commission  v.  Victor  Development  Co.,  26l  Md.  38? 
(1971) •   I'fc  was  not  clear  that  a  procedure  to  consider  the  adequacy  of  school 
facilities  had  actually  been  incorporated  as  a  part  of  the  adopted  subdivision 
regulations . 

The  Subdivision  Regulations  restrict  development  within  the  50  year  flood  plain. 


-27- 


BAXTIMORE  COUNTY 


Location:   Baltimore  Metropolitan  Region 
1970  Population:   621,077 
1960-1970  Population  Change:  +26.1% 
Largest  Incorporated  Municipality:  None 

Plan  Adopted:  Octoter  I3,  1975 

Zoning  Regulations  Adopted:  19U5j  amended  to  1976 

Subdivision  Regulations  Adopted:   1914-9 

Legal  Authority:  Baltimore  County  Charter 

Plan 

The  Baltimore  County  Comprehensive  Plan,  1975 »  is  Baltimore  County's  second 
county-wide  Plan.   The  Office  of  Planning  and  Zoning  prepared  the  Plan  and,  pixp- 
suant  to  the  county  Charter,  the  Plan  was  adopted  by  the  Planning  Board.  The 
Baltimore  County  Charter  does  not  require  that  the  County  Council  adopt  the 
Plan.  However,  the  Plan  has  served  as  the  basis  for  a  number  of  significant 
actions  by  the  County  Council;  for  example,  the  Plan  is  the  basis  for  the  County 
Water  and  Sewer  Plan,  and  guided  the  most  recent  amendments  to  the  zoning  regu- 
lations and  comprehensive  rezoning. 

The  Plan  includes  introductory  materials  and  background  information  on  existing 
conditions  and  assumptions.   Included  is  a  Comprehensive  Plan  Policies  section 
which  describes  policies  on:  conservation  and  protection  of  natural  resouj:?ces; 
distinction  between  urban  and  non-urban  land;  pattern  of  urban  growth;  provi- 
sion of  public  services  and  basic  amenities;  development  control;  fiscal  and 
economic  policy;  conimunity  planning  and  effect  of  the  Piano   The  remainder  of 
the  document  discusses  the  long  range  comprehensive  plan  for  land  use  and 
transportation,  and  the  short  range  comprehensive  plan,  by  planning  areas, 
with  accompanying  maps. 

One  unique  feature  of  the  Baltimore  County  Plan  is  the  urban-rural  demarcation 
line.  Both  the  Plan  and  the  zoning  regulations  refer  to  this  line;  the  Plan 
defines  it  as  a  line  "to  establish  a  demarcation  between  rural  and  urban  land 
protecting  the  non-urban  character  of  the  rural  areas  and  preventing  ixrban 
encroachment". 

The  policies  seek  to  contain  development  within  the  urban-rural  demarcation  line, 
allow  some  new  development  in  designated  areas  which  are  outside  the  urban-iniral 
demarcation  line,  and  improve  the  quality  of  new  development  and  the  governmen- 
tal services  provided  to  county  residents.  The  Plan  recommends  that  vacant  land 
within  the  line  should  be  developed;  that  water  and  sewer  facilities  be  provided 
to  in-pockets  of  undeveloped  or  underdeveloped  land;  that  services  be  provided 
to  residents  within  the  line  prior  to  extending  services  for  growth  areas;  and 
that  services  be  provided  to  growth  areas  as  growth  occurs,  and  not  following  it. 

One  section  of  the  Plan  deals  with  the  urban  development  pattern,  that  is, 
development  within  the  urban-rural  demarcation  line.  This  section  further 
explains  the  urban-rural  demarcation  line  by  illustrating  that  the  area  within 
the  line  is  not  fully  developed  but,  rather,  will  be  subject  to  much  further 
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development.   The  Plan  proposes  the  use  of  three  concepts  as  a  pattern  of  dev- 
elopment. The  first  of  these  is  the  neighborhood  which  is  described  as  having 
an  area  determined  by  the  maximum  practical  walking  distance  from  home  to  ele- 
mentary school.   The  neighborhood  is  to  offer  certain  public  and  private  ser- 
vices.  The  next  category  is  the  community  which  consists  of  three  to  five 
neighborhoods.  The  neighborhoods  forming  a  community  are  to  be  grouped  around 
a  number  of  public  facilities  cliistered  together  with  a  cohesive  shopping  cen- 
ter of  25  to  35  acres.  A  community  center  would  include  a  middle  or  junior 
high  school,  a  high  school,  a  recreational  center,  shopping  facilities,  some 
high-density  residential  buildings,  and  buildings  for  various  other  public  and 
institutional  functions.  Public  functions  might  include  a  fire  station,  post 
office,  library,  etc. 

The  next  category  is  the  town.   This  contains  from  three  to  six  communities. 
The  town  is  to  contain  a  "central  complex  of  many  major  public  and  private 
facilities  and  will  be  the  prime  cultural  and  social  focus  within  a  given 
large  area  of  the  metropolitan  region" .  The  town  center  is  to  contain  a 
variety  of  commercial  facilities,  professional  and  governmental  offices,  and 
service  facilities. 

Land  Use  Plan  —  The  most  basic  feature  is  the  urban- rural  demarcation  line, 
with  development  areas  shown  within  the  line  and,  for  the  most  part,  the  areas 
outside  the  line  shown  as  non-development  areas.   The  urban- rural  demarcation 
line  reflects  the  growth  of  the  county  outward  from  the  Baltimore  City  bound- 
aries.  The  Plan  does  not  attempt  to  portray  existing  or  proposed  land  uses 
with  any  degree  of  specificity.   Outside  the  line,  the  areas  are  shown  either 
as  rural-future  development;  institution  and  town  park;  large  lot  residential 
and  low  intensive  institution;  or  regional  park  and  easement »  Within  the  line, 
the  Plan  does  not  attempt  to  recommend  specific  land  uses,  other  than  to  indi- 
cate the  general  urban  nature.   Superimposed  on  the  iirban  area  within  the  line 
are  designations  of  sectors,  towns,  community  centers  and  special  centers.  The 
Plan  also  shows  roads,  transit  lines,  schools,  parks,  etc.  The  designations 
on  the  Plan  are  generalized  and  are  not  intended  to  show  exact  locations. 
Sectors,  towns  and  communities  are  shown  on  the  Plan,  neighborhoods  are  not. 

In  a  unique  manner,  the  Baltimore  County  Plan  attempts  to  be  useful  as  a  tool 
whereby  governmental  decisions  on  land  use  may  be  guided  by  the  policies  stated 
in  the  Plan.   Thus,  the  urban- rural  demarcation  line  becomes  a  factor  in  the 
extension  of  certain  governmental  services  and  in  the  permissible  zoning  in 
the  rural  areas. 

Planning  and  Zoning  Procedures  —  In  two  respects,  Baltimore  County  has  note- 
worthy procedures  for  the  administration  of  planning  and  zoning  laws. 

The  first  remarkable  procedure  is  the  adniinistrative  structure  for  planning  and 
zoning.   In  Baltimore  County  the  Office  of  Planning  and  Zoning  is  an  administra- 
tive department  headed  by  a  Director  of  Planning  appointed  by  the  County  Execu- 
tive and  confirmed  by  the  County  Council.  The  Planning  Board  resembles  the 
Planning  Commission  required  under  Article  66B  to  a  certain  extent,  but  there 
are  several  significant  differences.  Only  the  Planning  Board  is  responsible  for 
the  adoption  of  the  Plan,  including  the  urban- rural  demarcation  line.   The  Plan- 
ning Board  recommends  original  zoning  regulations  and  districts,  and  makes 
recommendations  on  applications  for  zoning  reclassifications,  establishment  of 
planned  unit  developments,  special  exceptions  and  variances.   The  Subdivision 
Regulations  are  administered  by  the  Office  of  Planning  and  Zoning  under  delega- 
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tion  from  the  Planning  Board.   The  Planning  Board  also  makes  recommendations 
on  the  Capital  Budget. 

The  County  Council  enacts  the  Zoning  and  Subdivision  Regulations  and  performs 
the  comprehensive  zoning  and  comprehensive  rezoning.  Following  comprehensive 
zoning,  zoning  reclassifications,  variances,  and  special  exceptions  are  heard 
and  approved  or  disapproved  by  the  Zoning  Commissioner.   The  Zoning  Commis- 
sioner acts  in  both  a  quasi- judicial  and  quasi-legislative  capacity  and  is 
appointed  by  the  County  Executive.   An  appeal  may  be  taken  to  the  Board  of 
Appeals  from  any  decision  of  the  Zoning  Commissioner.  The  Board  of  Appeals 
hears  the  matter  de  novo,  and  from  the  Board  of  Appeals,  a  further  appeal  may, 
of  course,  be  taken  to  the  Circuit  Court.  The  Zoning  Commissioner  also  has 
the  power  to  grant  zoning  approval  for  certain  planned  unit  developments, 
although  certain  other  planned  unit  developments  must  be  authorized  by  the 
County  Council  <= 

In  summary,  the  Planning  Board  is  charged  with  traditional  planning  responsi- 
bilities such  as  the  preparation  of  a  master  plan  and  recommendations  on  the 
Zoning  Regulations  and  administration;  the  Office  of  Planning  and  Zoning  per- 
forms the  traditional  functions,  administration  of  Zoning  and  Subdivision 
control  regulations  and  preparation  of  the  Plans  and  Zoning  and  Subdivision 
Regulations;  the  County  Council  enacts  the  Zoning  and  Subdivision  Regulations, 
enacts  the  comprehensive  zoning  but  does  not  directly  enact  the  Plan;  and  a 
Zoning  Commissioner  hears  applications  for  zoning  reclassifications,  variances 
and  special  exceptions,  and  the  authorization  of  certain  planned  unit  develop- 
ments, subject  to  an  appeal  de  novo  to  the  Board  of  Appeals.   Some  of  the 
responsibilities  of  the  Plaxming  Board,  including  the  designation  of  the 
urban-rural  demarcation  line  and  the  designation  of  certain  planning  districts 
can  have  a  direct  effect  on  the  location  of  individual  zoning  districts. 

The  second  remarkable  feature  of  the  Baltimore  County  proceduxes  is  time  con- 
trols. The  Baltimore  County  Ordinance  requires  that  the  Zoning  Map  be  compre- 
hensively revised  every  four  years.   This  is  quite  a  change  from  the  practice 
in  many  Maryland  counties  where  comprehensive  rezoning  has  not  taken  place 
for  a  considerable  number  of  years.  One  of  the  difficulties  with  the  Mary- 
land rule  of  change  or  mistake  is  that,  particularly  in  developing  areas,  the 
original  zoning  map  may  have  little  relevance  if  many  years  have  passed  and 
substantial  changes  have  occurred.   The  Baltimore  County  requirements  of 
periodic  rezoning  should  tend  to  eliminate  this  difficulty. 

Petitions  for  individual  map  amendments  are  heard  according  to  a  procedure 
known  as  cycle  zoning  which  means  that  the  Zoning  Commissioner  hears  reclas- 
sification petitions  twice  a  year  at  two  brief  periods.   In  the  meantime, 
the  petitions  are  collected  and  review  and  recommendations  are  made  by  the 
Planning  Board  with  particular  emphasis  on  petitions  having  an  effect  on 
each  other  and  the  cumulative  impact  of  petitions  in  a  given  region. 

Zoning  Regulations 

The  ex:isting  text  of  the  Zoning  Regulations  is  a  compilation  of  a  number  of 
various  bills  enacted  over  the  years. 

Urban-Rujral  Demaxcation  Line  —  In  addition  to  being  a  planning  tool,  the 
urban-rural  demarcation  line  has  significance  for  zoning  because  it  determines 
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in  a  nijin'ber  of  instances  the  location  of  particular  zones.   The  Zoning  Eega- 
lations  state  this  definition  of  the  urban- zniral  demarcation  line: 

"A  boundary  line  established  by  the  Planning  Board  dividing 
that  portion  of  Baltimore  Coijnty  considered  as  'urban'  from 
that  portion  of  the  County  considered  as  'rural'.   In  estab- 
lishing or  relocating  such  line,  the  Planning  Board  shall 
consider  population  density,  existing  public  water-supply 
and  sewerage  facilities,  other  existing  public  facilities, 
and  public  facilities  scheduled  for  planning  or  construc- 
tion in  the  Capital  Budget  and  Five- Year  Capital  Program." 

Resource  Conservation  Zones  —  Based  on  the  1975  Plan  recommendations ,  the 
County  Council,  in  November,  1975 >  enacted  Bill  98-75  which  established  four 
new  zoning  classifications  under  the  general  heading  of  Resource  Conservation 
Zones  (R.C.  zones).  The  first  R.C.  zone  is  RoC.  2  -  Agricultural,  the  pur- 
pose of  which  is  to  foster  continued  agricultural  use  of  productive  agricul- 
tural land  by  preventing  incompatible  forms  of  urban  uses.   Uses  permitted 
by  right  and  by  special  exception  are  agriculture  and  related  activities, 
institutional,  and  low-intensity  residential  and  commercial  uses.   The  mini- 
mum lot  size  is  two  acres,  except  on  certain  soil  types,  where  a  minimiam  of 
one  acre  and  a  maximum  of  three  acres  is  allowed.'**" 

The  R.C.  3  (Deferral  of  Planning  and  Development)  zoning  classification  was 
established  to  prevent  scattered,  large-lot  development  from  pre-empting 
future  higher  density  development  in  those  areas  located  beyond  the  urban- 
rural  "demarcation  line  which  are  best  suited  for  future  urban  development. 
Permitted  uses  are  similar  to  those  in  the  R,Co  2  zone,  except  that  planned 
unit  developments  are  permitted  by  special  exception.  Minimum  lot  size  is 
one  acre;  however,  residential  development  must  be  clustered  to  allow  for 
future  urban-density  development.   The  residual  land  created  through  cluster 
development  is  not  to  be  developed  until  public  utilities  are  extended  to 
the  area. 

The  R.C.  L|.  zone  was  created  to  provide  at  least  minimum  protection  to  critical 
watershed  areas  surrounding  the  reservoirs  in  Baltimore  County  which  serve 
the  Baltimore  Metropolitan  area.  Permitted  uses  are  low- intensity  development 
and  activities  consistent  with  the  purposes  of  the  zoning  classification. 
Minimttm  lot  size  is  three  acres,  and  lot  coverage  is  restricted  to  ten  per- 
cent of  the  gross  area  of  the  lot. 

The  Zoning  Regulations  state  that  the  Rural-Residential,  or  R.C.  5  zone,  was 
created  to  provide  for  rucal-residential  development  in  suitable  areas  in 
which  basic  services  are  not  anticipated,  eliminate  scattered  and  generally 
disorderly  patterns  of  futiire  rural-residential  development,  and  assure  that 
development  encroachments  onto  productive  or  critical  natural  resource  areas 
will  be  minimized.   It  was  also  created  to  provide  a  minimum  lot  size  which 
is  sufficient  to  provide  adequate  area  for  the  proper  functioning  of  on-lot 
sewer  and  water  systems. 

Permitted  uses  in  the  R.C.  5  zone  are  similar  to  those  in  the  R.C.  2  zone. 

*An  amendment  which  will  amend  these  lot  size  requirements  is  now  being 
considered  by  the  County  Coiancil. 
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Minimum  lot  size  is  two  acres,  and  lot  coverage  may  not  exceed  1$   percent. 

Density  Zones  —  The  density  zoning  of  Baltimore  County  represents  a  signifi- 
cant shift  from  the  zoning  practices  found  throughout  the  rest  of  the  State 
of  Maryland.  Under  density  zoning,  a  density  standard  -  dwelling  units  per 
acre  -  is  assigned  to  property,  and  the  property  owner  is  free  to  develop  the 
property  as  single-family  residential,  attached  houses,  town  houses,  or  gar- 
den apartments.   Density  zoning  allows  the  developer  to  consider  the  entire 
tract  of  land  under  his  ownership,  and  make  the  best  use  of  that  land  without 
necessarily,  for  example,  creating  individual  lot  sizes  of  equal  size.  Fux- 
ther,  there  may  "be  unusual  topographic  conditions  which  might  preclude  develop- 
ment of  a  lot  under  ordinary  zoning;  under  density  zoning,  the  developer  may 
"be  able  to  design  a  feasible  project  by  being  able  to  disregard  the  minimum 
lot  sizes  under  ordinary  zoning  and  use  a  range  of  possible  building  types 
including  single-family  dwellings,  town  houses  or  garden  apartments. 

The  density  zones  are:   D.R.  1,  1.0  dwelling  units  per  acre;  DoR.  2,  2.0 
dwelling  units  per  acre;  D.R.  3»5j  3-5  dwelling  units  per  acre;  RoR.  5*5; 
5.5  dwelling  units  per  acre;  D.R.  10. 5>  10.5  dwelling  units  per  acre;  and 
D.R.  16,  16.0  density  luiits  per  acre.   In  the  D.R.  I6  zone,  a  departure  is 
made  from  dwelling  units  per  acre  and  the  density  is  determined  by  density 
units  per  acre.   This  results  from  an  arbitrary  standard,  with  an  efficiency 
apartment  being  equivalent  to  one-half  density  unit;  a  one  bedroom  apart- 
ment being  equivalent  to  three  quarters  density  unit;  a  two  bedroom  apart- 
ment being  equivalent  to  one  density  unit;  and  a  dwelling  unit  with  three 
or  more  bedrooms  being  equivalent  to  one  and  one-half  density  units. 

Density  zoning  is  restricted  by  two  exceptions.   The  first  is  the  residential 
transition  area,  designed  to  protect  existing  development,  such  as  single- 
family  dwellings,  from  what  may  be  considered  to  be  inharmonious  uses  such 
as  garden  apartments.  Thus,  where  new  development  is  within  3OO  feet  of 
existing  development,  the  types  of  the  new  dwellings  or  open  space  are  to 
be  compatible  with  the  dwellings  already  constructed.   The  second  basic 
exception  is  a  prohibition  on  high-rise  apartment  buildings  by  establishing 
a  basic  maximim  height  of  50  feet,  except  for  a  maximum  of  60  feet  for  the 
DoR.  16  classification.  The  residential  transition  area  does  not  apply  to 
the  DcR.  16  classification. 

Districts  —  Another  major  innovation  of  Baltimore  County  zoning  is  the  use 
of  districts.   Typical  zoning  regulations  contain  individual  use  districts, 
such  as  single-family  residential,  highway  commercial,  or  light  industrial. 
The  Baltimore  County  districts  do  not  replace  the  existing  zoning  districts 
but  rather  are  a  type  of  over-lay  district  placed  on  top  of  areas  of  parti- 
cular zoning  districts  having  special  characteristics.  For  example,  the 
CoR.  district  -  Commercial  Rural  -  is  designed  for  areas  of  contiguous  com- 
mercial development  beyond  the  urban-rural  demarcation  line.  The  purpose  is 
to  restrict  the  district  to  commercial  uses  suitable  for  rural  areas.   The 
CoC.Co  district.  Commercial,  Community  Core,  may  be  applied  to  centers  of 
shopping  and  commercial  activity  intended  to  serve  between  30>000  and  50,000 
persons  and  providing  a  limited  variety  of  shopping  opportunities.   The  CoTo 
district.  Commercial,  Town  Center  Core,  may  be  applied  only  to  primary  shop- 
ping areas  within  town  centers.   In  addition,  there  are  these  districts: 
Commercial,  Heighborhood  Shopping;  Commercial,  Supporting  Areas;  Commercial, 
Strip  (C.So-l);  Commercial,  Strip  (C.So-2);  and  Industrial,  Major^  The 
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principal  effect  of  certain  districts  at  the  present  is  to  regulate  the  loca- 
tion of  gasoline  stations.   Certain  of  the  districts  have  other  functions. 
For  example,  the  R. A.E.I  zone  (residence,  apartment,  elevator)  cannot  be 
placed  except  within  1,000  feet  of  a  CoCoC.  district  or  within  a  town  cen- 
ter as  designated  by  the  Planning  Board.   An  Industrial  Major  district  may 
be  applied  only  to  areas  containing  100  acres  or  more  of  land  zoned  for 
industrial  or  semi-industrial  use.     The  regulations  of  the  Industrial  Major 
district  discourage  commercial  uses  which  are  not  closely  tied  to  the  indus- 
trial uses  or  needs  of  the  workers. 

Unit  Developments  —  There  are  three  types  of  residential  planned  unit  develop- 
ments permissible  in  Baltimore  County  -  the  neighborhood,  the  community,  and 
the  town.   All  of  these  have  minimum  size  requirements,  a  neighborhood  having 
a  minimum  area  of  2^0  acres  or  an  area  sufficient  to  accommodate  at  least 
2,000  density  units;  a  conmvmity  having  at  least  1,500  acres  or  an  area  suffi- 
cient to  accommodate  at  least  7)500  density  units;  and  a  town  having  at  least 
5,000  acres  or  an  area  sufficient  to  accommodate  25,000  density  units. 

Thus,  it  will  be  seen  that  all  of  the  residential  planned  unit  developments 
are  fairly  large  developments.   A  neighborhood  may  not  be  authorized  outside 
the  urban- rural  demarcation  line.   A  neighborhood,  a  community,  or  a  town  may 
be  authorized  within  the  urban-rural  demarcation  line  as  a  special  exception 
by  the  Zoning  Commissioner;  outside  of  the  urban-rural  demarcation  line,  a 
community  or  town  requires  authorization  by  action  of  the  County  Council. 

The  density  of  a  unit  development  depends  upon  the  maxiimjm  number  of  housing 
units  permitted  by  the  underlying  zoning.  Each  unit  development  has  an  ela- 
borate set  of  standards  governing  minimum  open  space,  maximum  height,  per- 
mitted uses,  etc.  Generally,  more  non-residential  uses  are  permitted  for  the 
larger  unit  developments,  and  industrial  uses  may  be  permitted  in  a  town  unit 
development.  Unit  developments  are  authorized  and  developed  pursuant  to  a 
development  plan  which  is  subject  to  continuous  review  by  the  Zoning  Commis- 
sioner and  by  the  Planning  Board. 

Miscellaneous  Zones  —  In  addition  to  the  zoning  provisions  which  have  already 
been  discussed,  the  Baltimore  County  Zoning  Regulations  contain  a  number  of 
standard  commercial  and  industrial  zones  which  will  not  be  discussed  in  detail. 
Further,  the  Zoning  Regulations  contain  two  elevator-apartment  residence  zones, 
R.A.Eol  and  RoAoEo2.   The  first,  RoA=E.l,  must  be  located  within  1,000  feet  of 
a  C.CoC.  district  or  within  a  town  center  and  has  a  maximum  density  of  I|.0 
density  units  per  acreo  The  second,  R.AoE.2,  must  be  located  within  a  town 
center  and  has  a  maximum  density  of  80  density  units  per  acre.  Both  zones 
require  site  plan  approval. 

Zoning  Map 

In  the  mapping  of  the  density  zones,  the  proceduxe  followed  was  to  generally  map 
the  eq-uivalent  of  the  former  residential  zone.   Thus,  R-20  became  D.R.-2.  Where 
there  was  vacant  land,  zoning  attempted  to  establish  a  density  consistent  with 
existing  and  planned  governmental  services,  schools,  etc. 

The  unit  development  provisions  for  neighborhoods,  communities,  and  towns,  have 
not  been  utilized.  One  reason  for  this  may  be  that  the  density  zoning  provi- 
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sions  provide  some  of  the  same  flexibility  which  is  found  in  planned  lonit 
developments.   Another  reason  may  be  the  relatively  large  minimum  areas  re- 
quired for  the  unit  developments. 

Outside  of  the  urban-rural  demarcation  line,  the  zoning  is  thought  to  generally 
follow  the  recommendations  of  the  Plan.   Therefore,  most  of  the  zoning  consists 
of  resource  conservation  classifications.   Commercial  districts  outside  the 
urban- rural  demarcation  line  are  located  in  existing  older  community  centers, 
along  major  transportation  routes  and  at  highway  interchanges.  The  industrial 
districts  reflect  existing  industrial  uses.   There  are  density  zones  outside 
the  line  for  older  communities,  recent  subdivisions  and  planned  new  develop- 
ments . 

The  Office  of  Planning  and  Zoning  has  published  a  document  entitled  "Comprehen- 
sive Manual  of  Development  Policies".  This  manual  is  authorized  in  the  Zoning 
Regulations  and  contains  the  adopted  policies  of  the  Planning  Board  based  upon 
the  Zoning  Regulations.   A  number  of  the  zoning  provisions,  such  as  the  density 
provisions  and  the  unit  development  provisions,  require  a  high  degree  of  dis- 
cretion to  be  exercised  in  the  review  of  specific  development  proposals.   The 
development  manual  is  designed  to  serve  as  the  basis  for  Planning  Board  deci- 
sions and  to  indicate  the  policies  under  which  the  Board  will  approve  specific 
subdivisions.  The  manual  has  separate  sections  on  residential  motor  ways, 
paths,  site  design,  open  space,  and  ownership  and  maintenance o  While  certain 
portions  of  the  manual  would  appear  to  be  applicable  to  the  density  zones, 
much  of  the  manual  appears  to  be  principally  applicable  to  development  of 
unit  developments. 

Subdivision  Regulations 

The  Subdivision  Regulations  appear  to  date  from  191+9  and  contain  the  normal  pro- 
visions.  There  is  a  provision  for  mandatory  allocation  of  open  space  according 
to  a  percentage  formula  based  upon  the  zoning.   Because  of  the  nature  of  density 
zoning,  many  elements  of  traditional  subdivision  regulations  and  other  develop- 
ment controls  are  incorporated  into  the  Zoning  Ordinance. 
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CALVERT  COUNTY 


Location:   Southern  Mazyland 

1970  Population:  20,682 

Population  Change:   I96O-I97O  +30.?% 

Largest  Incorporated  Municipality:   Chesapeake  Beach  9314. 

Plan  Adopted:  196? ,  revised  19714. 
Zoning  Adopted:  1967?  revised  197U 
Subdivision  Regulations:   1972,  revised  197U 
Legal  Authority:   Article  66B 


Plan 

The  planning  document  is  divided  into  five  main  sections:  background  mate- 
rials describing  the  existing  natural  and  socio-economic  characteristics  of 
the  county  as  well  as  current  land  use,  housing,  and  the  public  service  sys- 
tem; a  summary  of  issues  and  alternative  courses  of  action  open  to  the  co-unty; 
a  set  of  citizen-approved  goals  and  objectives  representing  preferred  alter- 
natives; the  general  plan  consisting  of  land  use,  transportation,  and  public 
facilities  plan  elements;  and  an  implementation  section  offering  possible 
mechanisms  to  be  used  to  see  that  Plan  policies  are  carried  out. 

Almost  90  percent  of  Calvert  County  is  undeveloped,  is  wetland,  or  is  being 
used  for  agricultural  and  forest  purposes.   Developed  land  exhibits  the  fol- 
lowing characteristics:   (l)  major  development  nodes  are  the  Prince  Frederick 
area,  the  Solomons  area  and  the  Chesapeake  Beach-North  Beach  area  with  new 
growth  tending  to  locate  in  the  three  areas;  (2)  small  secondary  commercial 
centers  for  the  rural  population  are  generally  located  along  Routes  2,  3j  snd. 
k',    (3)  along  the  Patuxent,  the  largest  portion  of  the  land  adjacent  to  the 
river  has  been  retained  in  agricultural  use  and  woodlands;  (I|.)  residential 
development  outside  of  the  development  nodes  tends  to  be  widely  scattered; 
(5)  bedroom  community  growth  has  been  stimulated  by  recent  highway  improve- 
ments linking  the  county  with  Washington,  DoC.  area  employment;  (6)  formerly 
seasonal  homes  are  being  converted  to  year  round  residences. 

The  county  has  little  land  in  industrial  usage.  However,  the  Calvert  Cliffs 
nuclear  power  plant  and  the  Coltimbia  Gas  terminal  plant  will  generate  substan- 
tial tax  revenues  for  the  county. 

The  Plan  indicates  that  the  county  is  in  the  enviable  position  of  having  suffi- 
cient revenue  for  its  needs  in  the  next  several  years  so  that  it  can  consider 
the  larger  question  of  what  kind  of  life  style  Calvert  citizens  want  to 
encourage. 

A  "Developable  Land"  map  was  prepared  to  supplement  land  use  studies  of  the 
county.   It  shows  which  portions  of  the  county  can  best  support  development 
based  on  physical  constraints  such  as  slopes,  fresh  water  swamps,  escarpments, 
tidal  marsh  and  coastal  beach.   It  is  observed  that  major  roads  follow  the 
more  stable  land  areas  and  development  has  been  generally  in  harmony  with 
these  areas.   Conflicts  between  current  zoning  and  the  developable  land  analy- 
sis are  discussed. 
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The  Plan  document  includes  extensive  discussion  of  strategic  natural  areas 
as  identified  by  the  Smithsonian  Institution  Center  for  Natural  Areas.   In 
order  to  assure  permanent  preservation  of  these  areas,  the  plan  map  desig- 
nates such  areas  as  either  "rural  protection"  or  "open  space  reserve".  The 
Patuxent  River  shoreline  area  of  Calvert  County  is  given  the  highest  ecolo- 
gical rating  in  the  coumty.   The  Plan  also  includes  a  detailed  discussion 
of  environmental  problems  in  the  county  in  the  areas  of  land  use,  air 
quality  and  water  quality. 

The  Comprehensive  Plan  establishes  policies  which  promote  planned  "slow 
growth"  aiming  at  a  growth  rate  of  approximately  three  percent  per  year. 
The  Plan,  as  a  result,  is  structured  for  a  population  of  i|l,500  projected 
for  I99O0 

The  basic  policy  of  the  Plan  is  to  recognize  and  accept  natural  and  man-made 
development  constraints  and  channel  growth  to  suitable  areas  building  on 
existing  population  concentrations  and  incorporated  towns.  The  three  major 
nodes  encouraged  for  expansion  will  be  the  Solomons-Appeal-Olivet  area, 
the  Prince  Frederick  area,  and  the  twin  beaches  area  of  Chesapeake  Beach 
and  North  Beach.   Secondary  nodes  include  the  Scientist  Cliffs  to  Long  Beach 
area  and  the  Dares  Beach  area.  The  recommended  growth  pattern  is  based  on 
constraints  including:   (l)  forecasts  that  any  more  development  in  the  Cal- 
vert portion  of  the  lower  Patuxent  River  Basin  will  accelerate  the  already 
rampant  degradation  process  of  the  water  quality;  (2)  nattiral  characteris- 
tics of  the  land;  and  (3)  limitation  of  access  and  availability  of  utilities. 

The  western  half  of  the  county  is  drained  by  the  Patuxent  River  watershed, 
is  classed  generally  as  Agricultural  A-1  or  Conservation  Districts,  and  is 
reserved  for  agriculture  or  very  low  density  development.  To  prevent  further 
degradation  of  the  Patuxent  River  watershed  basin,  the  maximum  permitted 
residential  density  recommended  is  one  unit  per  three  acres  in  the  Agricul- 
tural A-1  District  and  one  unit  per  five  acres  in  the  Conservation  District. 

Transportation  policy  is  used  as  a  tool  to  influence  the  density  and  location 
of  urban  development  as  well  as  to  facilitate  general  traffic  movement  in  the 
county.  Growth  nodes  are  to  receive  the  best  level  of  service.  Where  little 
or  minimal  development  is  desired,  no  new  transportation  alignments  are  planned. 
The  Plan  includes  recommendations  for  comprehensive  pedestrian  pathway  sys- 
tems. 

Each  of  the  public  service  categories  of  community  facilities  is  examined  and 
improvements  proposed.  These  improvements  are  to  be  used  as  a  plan  implemen- 
tation mechanism  by  their  location  and  scheduling. 

The  "Implementation"  section  of  the  Plan  offers  a  definition  of  terms  used 
in  the  document,  a  procedure  for  processing  and  evaluating  development  pro- 
posals including  several  sets  of  criteria,  and  several  suggested  mechanisms 
to  assure  the  realization  of  plan  objectives.   These  include  revisions  of 
the  coiinty  Zoning  Ordinance  and  Subdivision  Regulations,  capital  improvements 
programming,  purchasing,  development  rights,  tax  credits,  and  utility  and 
c  i  rcul at i on  imp ro vement s . 
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Zoniiiis:  Ordinance 

It  is  stated  at  the  beginning  of  the  Ordinance  that  one  of  its  purposes  is  to 
implement  the  Comprehensive  Plan  of  the  county. 

Zoning  Districts 

The  county  is  divided  into  the  following  districts:   A-1,  Agricultural  Dis- 
trict; R-1  and  E-2,  Residential  Districts;  C-1,  Retail  Commercial  District; 
C-2,  Highway  Commercial  District;  G-3,  Marine  Commercial  District;  I-l,  Light 
Industrial  District;  CON,  Conservation  District;  and  P-l,  Ploodplain  District. 

A-1,  Agricultural  District  -  The  purpose  of  this  district  is  to  protect  agri- 
cultural land  and  provide  a  land  reserve  for  future  development.  In  addition 
to  agricultural  uses,  permitted  uses  include  single-family  detached  dwellings 
and  certain  institutional  uses. 

Subdivisions  are  classified  as  uses  in  the  Ordinance.  Minor  subdivisions 
are  allowed  at  a  basic  three-acre  minimum  lot  size. 

Major  subdivisions  must  be  approved  as  a  special  exception  if  lot  sizes 
average  less  than  five  acres,  but  are  permitted  by  right  if  the  lots  average 
five  acres  or  more.  Minor  subdivisions  containing  five  or  fewer  lots  of 
less  than  five  acres  are  permitted  provided  that  only  one  such  subdivision 
is  permitted  from  any  parcel  or  tract  of  record  as  of  October,  197U* 

Uses  permitted  by  special  exception  include  airports,  certain  utilities, 
commercial  recreation  areas  and  centers,  professional  office  buildings,  cer- 
tain public  buildings,  mobile  home  parks,  and  major  subdivisions  of  six  or 
more  lots  meeting  the  basic  three-acre  minimum  lot  size. 

Developers  proposing  major  subdivisions  with  an  average  lot  size  of  less  than 
five  acres  must  establish  that  adequate  public  facilities  are  available  or 
programmed  to  be  available  within  three  years  and  make  adequate  provision 
to  assure  that  the  proposed  residential  development  will  not  adversely  affect 
the  continued  agricultural  uses  of  adjoining  properties. 

R-1,  Residential  District  -  This  district  is  designed  to  allow  for  and  protect 
single-family  residential  neighborhoods.   Single-family  detached  dwellings  and, 
with  planning  commission  approval,  single-family  attached  dwellings  are  per^ 
mitted  by  right. 

Uses  permitted  when  authorized  as  special  exceptions  are  similar  to  those 
allowed  in  the  A-1  district  but  include  limited  commercial  uses  (boat  docks 
and  boat  service  areas)  permitted  in  the  C-3,  Marine  Commercial  Districts 

The  minimum  lot  area  varies  dependent  upon  water  and  sewer  facilities .  With 
individual  water  and  sewer,  the  minimum  lot  size  is  20,000  square  feet;  with 
community  water  but  individual  sewerage  in  an  area  designated  as  S-2  or  S-3 
on  the  county  water  and  sewer  plan,  15,000  square  feet;  with  community  water 
but  individual  sewerage  and  designated  S-k   or  S-5  in  the  county  water  and 
sewerage  plan,  20,000  square  feet;  with  community  water  and  sewerage,  10,000 
square  feet.   The  provisions  for  cluster  subdivision  permit  a  reduction  of 
individual  lot  size  in  the  R-1  district  to  10,000  square  feet,  provided  the 
average  density  for  the  R-1  district  is  maintained. 
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R-2,  Residential  District  -  This  district  allows  multi-family  dwellings  toge- 
ther with  the  uses  permitted  by  right  in  the  R-1  district.   Uses  permitted 
when  authorized  by  special  exception  include  underground  transmission  lines, 
private  educational  institutions  and  golf  cotirses. 

For  single  and  two-family  dwelling  units,  the  lot  area  requirements  are  the 
same  as  for  R-1.  For  multi-family  structures  on  a  single  lot,  up  to  four 
units  can  be  constructed  on  a  lot  of  20,000  square  feet;  for  five  or  more 
units,  20,000  square  feet  plus  i4.,500  square  feet  for  each  unit  over  four 
is  reqiiired.  A  multi-family  dwelling  may  not  exceed  three  stories  where 
there  is  no  effective  (for  fire  fighting  purposes)  water  supply  system  and 
a  multi-family  dwelling  structure  may  not  exceed  six  stories  in  any  event. 

C-1,  Retail  Commercial  District  -  This  district  is  intended  to  provide  for  the 
retail  sales  and  services  needs  of  the  community  and  region.  General  commer- 
cial uses  are  permitted  and  other  commercial  uses  including  service  stations, 
taverns  and  laundries  are  permitted  when  authorized  as  special  exceptions. 

C-2,  Highway  Commercial  District  -  This  is  to  provide  commercial  services 
oriented  to  travelers  and  automotive  services.   All  the  C-1  uses  are  permitted 
and,  in  addition  to,  service  stations,  bowling  alleys,  used  car  lots,  etc. 
The  special  exceptions  include  miniatuxe  golf  courses,  billboards,  drive-in 
theaters,  and  one  and  two-family  dwelling  units. 

C-3,  Marine  Commercial  District  -  Permitted  uses  include  boat  service  and 
storage,  restaurants,  commercial  boat  docks, boatels,  etc.   Special  exceptions 
include  boat  manufacturing  and  seafood  processing.   One  and  two-family  dwel- 
lings are  permitted  as  special  exceptions. 

I-l,  Light  Industrial  -  Permitted  uses  include  wholesale  businesses,  ware- 
houses, farm  products  processing,  laboratories,  printing,  bottling,  maniofac- 
turing,  etc.  Mobile  home  parks  and  trailer  camps  are  not  permitted  uses. 
Single-family  dwellings  are  permitted,  however. 

COM,  Conservation  District  -  This  is  designed  for  areas  where  physical  or 
geographic  features  make  it  important  to  preserve  the  area  in  an  open  state. 
The  permitted  uses  include:   agriculture;  single-family  residential;  public 
parks;  and  forestry.   Special  exceptions  permit  gun  clubs  and  target  ranges, 
mining  and  quarrying,  and  forestry  industries.  The  minimum  lot  size  is 
five  acres. 

F-1,   Flood  Plain  District  -  This  is  to  protect  land  subject  to  flooding.  The 
flood  plain  is  not  defined  but  is  subject  to  determination  by  the  Zoning 
Inspector  based  upon  alluvial  soils,  but  it  must  include  at  least  fifty  feet 
from  the  center  of  the  body  of  water  to  the  boundary  of  the  flood  plaino 

The  permitted  uses  are  agriculture,  parks,  etc.  The  general  emphasis  is  on 
avoiding  permanent  structures. 

General 

The  Ordinance  includes  cluster  subdivision  provisions.  The  purpose  of  clus- 
tering is  to  permit  variation  in  lot  sizes  while  not  altering  the  population 
density  of  the  overall  region.   Its  intent  is  also  to  preserve  open  space, 
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natiiral  drainage  and  natural  topography.  The  planning  commission  has  the 
authority  to  permit  changes  in  otherwise  applicable  requirements  to  achieve 
these  purposes  when  a  proposed  plan  is  consistent  with  a  comprehensive  plan, 
protects  surrounding  uses,  and  maintains  the  permitted  average  dwelling  unit 
density  in  that  district. 

With  certain  exceptions,  no  mobile  home  may  be  placed  in  any  location  other 
than  in  an  approved  mobile  home  parko   The  creation  of  a  new  mobile  home  park 
or  the  enlargement  of  an  existing  mobile  home  park  is  governed  by  several  regu- 
lations involving  minimum  area  (lO  acres),  buffer  zones,  roadways,  utilities, 
open  space  and  landscaping. 

A  site  plan  must  be  submitted  in  any  case  to  the  planning  commission  for 
approval  prior  to  construction  or  expansion  of  the  park.  A  similar  series 
of  regulations  apply  to  recreational  vehicle  camps  with  the  exception  that 
a  site  plan  need  not  be  submitted. 

Adopted  11/30/76  were  Marine  Facilities  Regulations,  which  are  to  provide  for 
the  orderly  development  of  the  waterfront  areas  within  the  county.   The  regula- 
tions apply  initially  only  to  the  Solomons  area,  where  a  Solomons  Harbor  Lines 
Zoning  Map  has  been  established,  but  will  eventually  be  applied  to  all  water- 
front in  the  county  whenever  the  necessary  studies  are  concluded. 

Zoning  Map 

The  basic  Zoning  Map  currently  in  effect  was  adopted  in  I967  and  is  based  on  the 
1967  Comprehensive  Plan.   The  Map  generally  follows  current  development  patterns 
with  allowance  for  urban  type  growth  around  existing  concentrations.  Urban  den- 
sities are  mapped  for  certain  areas  designated  as  sensitive  or  extremely  sensi- 
tive in  the  197U  Comprehensive  Plan.   The  planning  commission  is  now  preparing 
recommendations  for  comprehensive  zoning  map  changes  based  on  the  197U  Plan. 

Subdivision  Regulations 

The  Calvert  County  Subdivision  Regulations  provide  for  a  distinction  between  a 
major  and  minor  subdivision  which  is  based  on  the  number  of  lots  created  or  its 
effect  on  rights-of-way.   The  basic  regulations  apply  to  both  types  of  subdivi- 
sions with  the  differences  being  procedural. 

There  is  a  provision  that  all  major  and  minor  subdivisions  of  more  than  three 
lots  provide  for  the  dedication  or  reservation  of  open  space  for  schools,  com- 
munity facilities  and  parks,  or  appropriate  fees  in  lieu  of  dedication.  The 
size  of  this  open  space  is  normally  .05  acres  per  family  unit  to  be  accommodated 
in  the  subdivision,  and  the  fee  in  lieu  of  open  space  is  llJO  per  family  unit. 

The  planning  commission  may  require  the  submission  of  an  environmental  impact 
statement  for  subdivisions  of  more  than  thirty  lots  or  consisting  of  more  than 
fifty  acres. 
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CAROLINE  COUNTY 


Location:  Upper  Eastern  Shore 

1970  Population:   19,781 

Population  Change:   I96O-I97O  +1.6% 

Largest  Incorporated  Municipality:  Federalsburg  1,917 

Plan  Adopted:  I968 

Zoning  Adopted:   I967,  amended  to  April,  1973 

Subdivision  Regulations:  December  1,  1972,  amended  to  September  I8,  197U 

Legal  Authority:   Article  66B 

Plan 

The  Plan  is  in  a  traditional  format  and  contains  sections  on  population  and 
economy,  natural  features;  development  patterns;  transportation  network;  and 
comprehensive  plan.  There  is  also  a  section  on  plan  implementation. 

The  materials  set  forth  in  the  Plan  are  relatively  simple  because  Caroline 
County  is  a  sparsely  developed,  rural  county  with  typical  rural  development 
patterns.   The  Plan  notes  that  95%  of  "the  land  is  suitable  for  cixLtivation 
and  that  "]€%   is  presently  devoted  to  agricultural  use,  although  a  large  poiv 
tion  of  it  requires  some  degree  of  drainage  practices. 

Also  noted  is  the  fact  that  there  is  generally  good  ground  water  supply  through- 
out the  county.  Municipal  sewerage  systems  exist  in  Denton,  Federalsburg, 
Preston,  Greensboro  and  Ridgely.  The  existence  of  these  municipal  systems  is 
important  in  terms  of  the  county's  futuore  growth  because  a  large  portion,  some 
i|.6%,  of  the  county's  land  is  unsuitable  for  septic  tank  use. 

Land  Use  Policies  —  These  are  stated  in  the  form  of  six  development  objectives: 

1.  Opportunities  for  industrial  development  should  be  provided  by  reserving 
locations  near  towns  where  utilities  are  available. 

2.  Municipal  commercial  development  could  be  encouraged  by  concentrating 
residential  development  near  the  towns. 

3.  New  housing  shoiold  be  encouraged  at  locations  in  and  adjacent  to  the 
towns  where  public  utilities  are  available. 

k-     Improved  educational  opportunities  should  be  provided  for  the  county's 
residents. 

5.  Land  should  be  developed  for  park  and  recreational  purposes  in  order  to 
create  a  "recreation  industry". 

6.  Prime  agricultural  lands  should  be  conserved  by  avoiding  random  patterns 
or  urban  type  development. 

Land  Use  Categories  —  (as  shown  on  land  use  plan). 

Agricultural  -  Rural  Residential 
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Residential  Low  Density 
Residential  Intermediate  Density- 
Residential  Medium  Density 
Commercial  Center 
Indios trial  District 
Parks  and  Recreation 

Land  Use  Plan  —  This  shows  Denton  and  Federalsbuxg  as  major  centers  with  a 
variety  of  residential,  industrial  and  commercial  uses.  Greensboro  and 
Ridgely  also  contain  a  number  of  uses  but  on  a  lesser  scale.  The  remaining 
towns  such  as  Preston,  Hillsboro,  Goldsboro  and  Henderson  are  shown  with  low 
and  medium  residential.   The  Plan  notes  that  only  J4OO  acres  are  needed  for 
the  next  twenty  years  to  provide  for  the  expected  residential  growth,  and 
that  2,000  acres  are  designated  on  the  Plan  for  this  purpose.   The  vast 
majority  of  the  county  will  remain  agricultural. 

The  Plan  shows  a  large  park  and  recreation  area  in  the  vicinity  of  Tuckahoe 
State  Park  and  sizable  park  and  recreation  areas  in  the  vicinity  of  Federals- 
burg.  There  are  also  some  park  and  recreation  areas  on  the  Choptahk  below 
Denton. 

Small  scattered  commercial  centers  are  shown  throughout  the  coimty. 

The  Plan  makes  clear  the  importance  of  municipalities  being  able  to  provide 
water  and  sewer  facilities.   A  map  shows  built  up  areas  in  existing  munici- 
palities and  also  the  conditions  of  the  soils  in  the  immediate  surrounding 
areas.  These  soil  conditions  are  often  poor,  necessitating  community  water 
and  sewer  if  growth  occurs  in  these  areas.  The  Plan  also  recommends  more 
aggressive  annexation  policies  by  municipalities  in  order  to  provide  water 
and  sewer  facilities  in  developing  areas  adjacent  to  municipal  boundaries. 

Zoning  Ordinance 

The  Zoning  Ordinance  is  fairly  detailedo   The  districts  established  are: 
R,  Rural  District;  R-1,  Single-Family  Residential  District;  R-2,  Single- 
Family  Residential  District;  R-3,  Multiple  Family  Residential  District; 
RPC  -  Residential  Planned  Community;  HC,  Highway  Commercial  District; 
C-1,  Neighborhood  Commercial  District;  C-2,  General  Commercial  District; 
I-l,  Limited  Industrial  District;  1-2,  Light  Industrial  District;  1-3, 
Heavy  Industrial  District.  The  districts  contain  the  typical  permitted 
uses,  although  there  are  many  special  conditions  spelled  out  for  indivi- 
dual uses.  There  are  a  number  of  special  exceptions  which  in  many  instances 
apply  in  any  district.   These  are  authorized  by  the  Board  of  Zoning  Appeals. 

R  -  Rural  District  -  This  generally  permits  agricultural  uses  and  single- 
family  detached  dwellings.  The  minimum  lot  size  is  one  acre. 

R-1,  Single-Family  Residential  District  -  This  permits  single-family  dwellings, 
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some  agricultural  uses,  and  a  number  of  other  uses  consistent  with  this  dis- 
trict.  The  minimum  lot  size  is  slightly  less  than  one  half  acre  or  20,000 
square  feet. 

R-2,  Single-Family  Residential  District  -  This  is  a  higher  density  single- 
family  residential  district  where  public  water  and  sewer  services  are 
available.  The  minimum  lot  size  for  this  category  is  8,000  square  feet. 

R-3,  Multiple-Family  Residential  District  -  This  permits  any  use  in  the 
single-family  residential  district,  plus  two  family  dwellings,  town  houses, 
and  multiple  family  dwellings.   A  site  plan  is  required  for  apartments  and 
town  houses.  A  town  house  requires  a  minimum  lot  area  of  2,600  square  feet. 

RFC,  Residential  Planned  Community  District  -  This  is  a  floating  zone  which 
may  be  located  in  any  district,  except  in  an  industrial  district.  A  minimum 
of  200  acres  is  generally  required,  except  for  a  20  acre  minimum  in  a  multiple 
family  residential  district.  Approval  by  the  Planning  Commission  is  required, 
and  a  site  plan  is  required.  Final  approval  is  by  the  Board  of  Appeals  piir- 
suant  to  Chapter  19?  Conditional  Uses. 

Wot  more  than  twenty-five  percent  of  the  gross  area  may  be  residential  use. 
The  average  lot  area  per  family,  exclusive  of  streets,  shall  be  not  less  than 
the  lot  area  per  family  required  in  the  district  where  the  project  is  located; 
and  if  the  development  is  in  a  single-family  district,  not  more  than  twenty- 
five  percent  may  be  devoted  to  town  houses,  two-family  dwellings  and  multi- 
family  dwellings.  The  minimum  lot  area  of  detached  single-family  dwellings 
in  a  single-family  district  may  not  be  less  than  two-thirds  of  the  minimum 
lot  area  of  the  district  in  which  the  zone  is  located.  Sufficient  land  is 
required  to  be  resezrved  for  educational  facilities  and  recreation  areas. 
Although  the  zone  allows  a  variety  of  residential  uses,  the  area  require- 
ments depend  on  the  district  in  which  the  zone  is  located. 

Commercial  Districts  -  The  first,  H.Co,  is  Highway  Commercial  designed  to  pro- 
vide specialized  commercial  services  on  major  highways  used  primarily  by 
tourists  and  travelers.  It  permits,  however,  any  use  permitted  in  the  single- 
family  residential  district,  and  in  addition,  a  variety  of  commercial  uses, 
such  as  hotels,  drive-in  restaurants,  filling  stations,  etc.  The  C-1,  Neigh- 
borhood Commercial  District,  also  permits  any  use  stated  in  the  single-family 
residential  district  and  a  variety  of  neighborhood- type  commercial  uses.  The 
C-2,  General  Commercial  District,  permits  broader  commercial  uses  such  as 
amusement  places,  bowling  alleys,  warehouses,  etc. 

Industrial  Districts  -  The  I-l,  Limited  Industrial  District,  is  intended  to 
provide  for  "free  from  offense"  industries  situated  with  ample  grounds  and 
attractively  constructed.  The  zone  permits  laboratories,  light  manufacturing, 
etc.  The  1-2  Light  Industrial  District  is  to  provide  for  light  manufacturing, 
fabricating,  warehousing,  etc.  It  permits  any  use  in  the  C-1,  Neighborhood 
Commercial  District,  or  C-2,  General  Commercial  District,  except  dwellings 
and  a  number  of  industrial  uses.  Finally,  the  1-3,  Heavy  Industrial  District 
permits  heavy  industrial  uses,  as  well  as  all  of  the  uses  permitted  in  the 
1-2  Light  Industrial  District.  There  is  a  special  provision  for  objection- 
able uses,  which  require  approval  by  the  Board  of  Zoning  Appeals. 

Special  Exceptions  -  The  original  ordinance  contained  a  provision  whereby  the 
County  Commissioners  were  empowered  to  grant  a  large  number  of  "conditional 


uses"  in  any  district.   A  similar  provision  of  the  Kent  County  ordinance  was 
ruled  invalid  by  the  Circuit  CoTirt  for  Kent  County,  and  following  this  ruling 
the  Caroline  County  ordinance  was  amended  to  provide  that  the  conditional  uses 
be  authorized  by  the  Board  of  Appeals. 

In  1971  and.  1973  there  were  extensive  revisions  dealing  with  mobile  homes. 
These  were  previously  permitted  as  conditional  uses.   The  revisions  appear 
to  be  directed  at  restricting  mobile  homes  along  major  highways,  but  per- 
mitting their  location  along  major  highways  if  used  in  conjunction  with  a 
farm  of  at  least  20  acres.   They  also  appear  to  restrict  location  of  mobile 
homes  completely  in  certain  areas. 

The  Zoning  Ordinance  requires  that  the  Planning  Commission  and  the  Board  of 
Zoning  Appeals  review  the  Ordinance  at  least  once  every  five  years. 

Zoning  Map 

The  predominant  zone  in  the  county  is  the  rural  district  which  peimits  agri- 
cultural uses  and  single-family  detached  dwellings  and  has  a  minimum  lot  size 
of  one  acre.  There  is  some  single-family  residential  zoning  shown  around  the 
towns. 

Approximately  ten  subdivisions  with  the  R-1  zone  have  been  platted  beyond  the 
areas  adjacent  to  the  incorporated  towns.   In  addition,  the  R-1  zone  exists 
in  a  number  of  unincorporated  settlements  or  villages:  Bridgetown,  Mt.  Zion, 
Burrsville,  Hobbs,  Hickman,  American  Comer,  Bethlehem,  Harmony,  Smithson  — 
Hog  Creek  and  Jonestown.   The  only  R-2,  a  higher  density  single-family  residen- 
tial zone,  is  one  within  the  immediate  environs  of  Denton  and  Federalsburg. 

The  Residential  Planned  Community  district  has  never  been  utilized.   County 
officials  stated  that  the  development  pressures  in  Caroline  County  are  increas- 
ing, and  to  the  extent  development  has  occurred,  it  has  taken  place  throughout 
the  coimty  and  the  rural  district  has  not  served  to  channel  growth  to  the 
existing  towns. 

Caroline  County  is  currently  studying  ways  to  protect  agricultuxal  lands  from 
urban  encroachment.  Recommendations,  when  adopted,  will  be  implemented  through 
appropriate  revisions  to  the  Zoning  Ordinance  and  Subdivision  Regulations. 

Subdivision  Regulations 

The  Subdivision  Regulations  contain  a  provision  for  a  minor  subdivision  of 
four  or  fewer  lots,  providing  a  i+O  foot  right-of-way  by  deed  or  plat.  A  final 
subdivision  plat  is  required  and  processed  administratively.   The  appendix 
contains  "Principles  and  Standards  of  Subdivision  Design" o  The  Planning  Com- 
mission is  empowered  to  require  that  open  spaces  for  recreation  be  provided 
and  dedicated  to  the  county  or  other  provisions  instituted  for  common  use  by 
the  residents.   The  Principles  and  Standards  state  that  the  subdivision  of 
land  subject  to  periodic  floods  will  not  be  approved. 

The  subdivision  rules  and  regulations  appear  to  contain  most  of  the  normal 
provisions. 
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CARROLL  COOTTY 

Location:   Baltimore  Metropolitan  Region 

1970  Population:   69,006 

Population  Change:   I96O-I97O   +30.7% 

Largest  Incorporated  Municipality:  Westminster  (7j205) 

Plan  Adopted:  196i|,  amended  to  September  11,  1973 
Zoning  Adopted:  1965 >  amended  to  January,  1972 
Subdivision  Regulations:   1963 »  amended  to  April  3>  1973 
Legal  Authority:   Article  66B;  Article  25A,  Section  lOB  4- 


Plan 

The  traditional  Comprehensive  Plan  of  a  county  discussed  in  this  document  is 
a  single  document  which  includes  inventory  and  background  material,  goals  and 
objectives,  land  use  policies  and  standards,  and  sections  containing  recom- 
mendations for  proposed  public  facilities  such  as  water  and  sewer,  roads  and 
hi^ways,  and  schools.   Carroll  County  does  not  have  a  single  document  as  its 
Comprehensive  Plan,  but  rather  the  Plan  is  comprised  of  a  number  of  separate 
plans  pursuant  to  this  definition  of  the  county  Master  Plan: 

"Policies,  statements,  goals,  and  inter^ related  plans  for  private  and 
public  land  use,  transportation  and  community  facilities  documented 
in  texts  and  maps  which  constitute  the  guide  for  the  County's  future 
development . " 

Many  of  the  separate  plans  contain  goals,  objectives  and  policies,  but  the 
county  has  adopted  a  number  of  goals  and  objectives  of  general  application: 

To  keep  economic  advance  in  step  with  population  growth  through  diver- 
sified industrial  expansion  offering  job  opportunities,  and  steady 
employment  for  highly  skilled  and  well  paid  employees o  As  a  means  to 
this  end,  the  county  has  committed  itself  to  pursue  avenues  for  the 
development  of  industrial  parks,  and  the  basic  facilities  required 
by  indiistrial  development.  Additionally,  a  systematic  and  continuous 
effort  to  enlarge  on  existing  industrially  zoned  areas  is  being  imple- 
mented. 

To  encourage  private  sector  development  interests  to  pursue  the  above 
objective  in  a  cooperative  effort  to  offset  the  widening  gap  between- 
industrial  and  residential  land  development.  The  implications  of 
becoming  impacted  with  excessive  proportions  of  residential  develop- 
ment are  readily  known. 

To  achieve  an  orderly  development  of  the  county  rather  than  a  wasteful 
scattering,  in  order  that  the  best  possible  standard  of  public  improve- 
ments and  services  can  be  provided  at  a  reasonable  cost.  To  this  end, 
the  county  declares  its  intentions  to  pursue  policies  which  will 
encourage  growth  into  and  around  those  designated  "growth  areas" 
shown  on  the  coxxnty's  Master  Plan. 

To  preserve  insofar  as  is  obtainable,'  the  predominately  rural  charac- 
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ter  and  heritage  of  extensive  areas  of  the  county  through  the 
continued  pursiiit  of  land  use  plans,  laws,  regulations,  and 
policies,  as  will  discourage  the  wasteful  scattering  of  devel- 
opment beyond  designated  growth  areas.   It  is  recognized  that 
many  of  the  county's  prime  agricultural  and  open  space  lands 
contain  the  hasic  and  irreplaceable  natural  resources  on  which 
futtire  generations  will  depend. 

To  attach  equal  weight  and  importance  to  the  county  Master  Plan, 
as  well  as  to  applicable  development  regulations ,  in  evaluating 
and  deciding  development  proposals. 

To  recognize  the  fundamental  and  overriding  importance  of  the 
county's  water  resources  as  expressed  in  elements  of  the  Master 
Plan,  and  to  this  end,  insure  that  groxmd  and  surface  water 
supply  sources  whether  existing  or  future,  are  adequately  pro- 
tected, preserved,  or  enhanced.  Development  proposals  which 
cannot  substantiate  or  demonstrate  beyond  a  reasonable  doubt, 
their  accommodation  on  the  land  without  pre-empting  or  causing 
an  adverse  affect  on  existing  or  future  water  supplies,  will 
not  be  eligible  for  required  approvals. 

To  secure  in  concert  with  anticipated  development  an  expanded 
and  integrated  county  road  system,  fully  adequate  to  serve  the 
coimty's  needs.   A  prerequisite  to  major  subdivision  development 
shall  be  consideration  for  the  adequacy  of  existing  county  road 
systems  where  such  existing  road  systems  are  determined  sub- 
standard and  inadequate  to  meet  demands,  major  subdivision 
development  shall  be  discouraged  and  contingent  on  necessary 
improvements . 

To  improve  educational  levels  and  opportunities  in  the  county  by 
the  systematic  replacement  of  obsolete  schools,  eliminating  dup- 
lication, expanding  vocational  training  and  other  higher  educa- 
tional programs  and  insuring  that  residential  development  does 
not  out  run  or  overload  existing  and  planned  school  facilities; 
to  maximize  the  multi-purpose  and  all  year  lise  of  such  facili- 
ties whenever  feasible  to  serve  the  community  by  providing  edu- 
cational, recreational,  cultural,  and  social  activities  for 
people  of  all  ages. 

To  improve  and  more  fully  develop  a  capability  for  delivering 
emergency  services  by  making  and  supporting  the  maximum  use  of 
fire,  police,  ambulance,  central  alarm  and  related  services. 

In  addition  to  these  policies,  the  Waster  Plan  is  composed  of  the  county  water 
and  sewer  plan,  the  county  solid  waste  plan,  educational  facilities  plan,  high- 
way plan,  and  individual  plans  for  the  towns  in  Carroll  County,  together  with 
surrounding  areas,  developed  pursuant  to  a  joint  county-town  planning  effort. 
Finally,  there  is  a  map  entitled  "Master  Plan  of  Carroll  County".  This  resem- 
bles the  land  use  section  of  a  typical  comprehensive  plan  in  that  it  shows  the 
recommended  land  use  broken  down  into  residential,  commercial,  industrial, 
agricultural,  park,    open  space  and  recreational  uses.  In  addition,  the 
map  shows  the  transportation  network,  existing  and  future  schools,  incorporated 
towns  and  delineates  the  thirty-year  water  and  sewer  service  areas.  The  land 


use  map  is  continually  amended  as  elements  of  the  Plan,  including  zoning,  are 
changed  or  amended;  the  map,  therefore,  is  atle  to  reflect  the  ciorrent  status 
and  recommendations  of  the  principal  elements  of  the  Plan. 

The  map  shows  significant  residential  areas  in  Taneytovm,  Union  Bridge, 
Westminster,  Manchester,  Hampstead,  Pinksburg,  Sykesville,  Elders burg  and 
Mount  Airy.  Generally,  the  residential  areas  are  shown  only  around  the  towns. 
The  map  portrays  large  consejrvation  areas  in  Union  Mills,  below  New  Windsor, 
along  the  Baltimore  County  line  from  the  Patapsco  State  Park  to  Cederhurst, 
around  Sykesville  and  in  the  southwest  comer  of  the  county.  A  number  of 
smaller  conservation  areas  are  also  shown  on  the  map,  many  of  which  follow 
stream  valleys.  The  map  includes  industrial  and  commercial  areas,  with  a 
large  industrial  area  being  shown  where  Route  97  enters  Howard  County.  Gen- 
erally, the  remainder  of  the  county  is  shown  as  agricultural. 

In  addition,  the  county's  primary  and  secondary  road  system  appears  on  the 
map.  Major  transportation  routes  included  are  a  north-south  expressway, 
Route  97  from  Howard  County  to  Westminster,  and  a  north-south  expressway, 
the  Littlestown  Pike,  from  Westminster  to  Adams  County,  Pennsylvania.   An 
easi/fiest   expressway.  Route  97 j  passes  from  Frederick  Coimty  through  northern 
Westminster  to  Baltimore  County. 

The  thirty-year  water  and  sewer  service  areas  are  extensive  and  encompass  much 
agricultural  land.  Considerable  areas  scheduled  for  service  within  30  years 
lie  around  the  county  seat,  Westminster,  and  to  the  southeast  around  the  Pinks- 
burg and  Cederhurst  areas.  Other  areas  lie  around  Taneytown,  Manchester,  Hamp- 
stead, Elders burg,  and  Mount  Airy.  Despite  these  extensive  service  areas, 
most  of  the  county  is  in  the  no  service  planned  category. 

Zoning  Regulations 

First  enacted  in  1965,  the  Zoning  Regulations  are  traditional  in  form  except 
for  the  recent  section  —  "Major  Subdivisions  in  Agriculture  or  Conservation 
Districts"  —  which  will  be  discussed  under  the  subdivision  review  section. 
The  Regulations  for  each  district  normally  provide  for  conditional  uses;  which 
in  Carroll  County  are  the  equivalent  of  special  exceptions,  and  are  granted  by 
the  Board  of  Appeals.  An  unusual  feature  is  that  the  Regulations  apply  within 
the  town  of  New  Windsor,  an  incorporated  municipality. 

Conservation  District  —  The  purpose  is  to  conserve  open  space,  water  supply  ■ 
soiorces,  woodland  areas,  wildlife  and  other  natural  resources.  The  peimitted 
and  conditional  uses  are  consistent  with  their  ptirpose.  Single-family  dwel- 
lings require  a  minimum  lot  size  of  three  acres o 

Historic  Zoning  District  —  This  has  two  elements.  First,  it  is  an  ordinary  . 
zoning  district  with  use  restrictions,  etc.  The  permitted  uses  include  agri- 
culture, churches,  single-family  dwellings,  and  civic  or  educational  buildings. 
Antique  and  gift  shops  and  certain  agricultural  activities  are  conditional 
uses.   Second,  it  contains  stipulations  that  any  change  to  the  exterior  of  a 
structure  must  be  submitted  to  the  Historic  District  Commission  for  its  appro- 
val. 

Mobile  Home  Park  District  —  This  requires  a  minimum  of  twenty  acres  and  is 
subject  to  the  requirements  of  the  Carroll  County  Mobile  Home  Park  Ordinance. 
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Agricultural  District  —  This  district  is  designed  for  the  rural  portions  of 
the  county  and  provides  for  continued  farming  activities,  residential  homes 
where  no  water  and  sewerage  are  available,  and  other  uses  which  are  suitably- 
located  outside  the  urban  areas  of  the  covnty.     The  permitted  uses  include 
agriculture,  dwellings,  forest  and  wildlife  preserves,  sawmills,  schools  and 
colleges,  public  buildings  and  structures  and  medical  centers.  Examples  of 
conditional  uses  are  antique  shops,  barbershops,  extractive- type  industries, 
food  processing  plants,  motels,  jails,  and  mobile  homes »  A  later  section 
of  the  ordinance.  Section  iJ+.i^Z,  provides  for  the  designation  of  "AE"  in  an 
agricultural  district;  this  apparently  has  the  effect  of  permitting  only 
agriculture  or  limestone  extraction  in  an  "AE"  district,  although  the  ex- 
tractive use  must  still  obtain  approval  as  a  conditional  use  from  the  Board 
of  Appeals.  Although  mobile  homes  are  listed  as  a  conditional  use,  they  must 
comply  with  Section  li4.»31  which  generally  does  not  allow  mobile  homes  except 
as  a  temporary  office,  on  a  temporary  basis,  or  in  conjunction  with  a  fsirm- 
ing  operation. 

The  minimum  lot  size  for  dwellings  in  the  agricultural  district  is  20,000 
square  feet.  But  when  the  lot  is  outside  the  thirty-year  water  and  sewer 
service  area,  the  minimum  size  rises  to  14.0,000  square  feet. 

R-20,000,  Residence  District  —  This  is  a  low  density  residential  district  for 
areas  where  public  water  and  sewer  may  or  may  not  be  available.  The  permitted 
uses  and  conditional  uses  are  consistent  with  the  purpose  of  the  district. 

R-10,.000,  Residence  District  —  This  provides  smaller  lot  sizes  for  single 
and  two-family  dwellings  where  public  water  and  sewer  are  available.  Planned 
unit  developments  are  a  permitted  use  and  two-family  dwellings  are  a  condi- 
tional use.   If  neither  public  or  community  water  and  sewer  are  available, 
then  the  minimum  lot  size  is  20,000  square  feet;  if  public  water  is  available, 
the  minimum  lot  size  is  15,000  square  feet. 

R-7,  500,  Residence  District  —  This  district  is  for  single-family  dwellings, 
multi-family  dwellings  in  planned  unit  developments,  and  planned  unit  develop- 
ments. Public  water  and  sewer  must  be  available. 

Local  Business  District  -  The  permitted  uses  include  a  wide  range  of  retail 
and  service  uses,  and  other  compatible  uses  such  as  funeral  parlors  and  park- 
ing lots. 

General  Business  District  —  In  addition  to  the  uses  peimitted  in  the  agricul- 
tural, residential,  and  business  local  districts,  this  district  permits  whole- 
sale businesses  and  some  light  industrial  uses  such  as  soft  drink  bottling, 
sheet  metal  shops,  etc. 

Restricted  Industrial  District  —  This  is  a  light  manufacturing  zone  and  allows 
for  maniifacture  or  processing  of  previously  processed  materials. 

General  Industrial  District  —  This  district  permits  uses  of  a  heavy  industrial 
nature,  in  addition  to  the  uses  permitted  in  the  restricted  industrial  district, 
There  are  certain  conditional  uses,  such  as  concrete  mixing  plants,  extractive 
industries  and  jimk  yards . 

Cluster  Subdivisions  —  These  may  be  permitted,  upon  the  approval  of  the  Plan- 
ning Commission,  in  any  district  except  R-7,500>  B-L,  B-6,  I-R,  and  I-Go  The 
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mininrum  area  is  ten  acres;  the  gross  density  per  acre  must  not  exceed  that 
which  is  permitted  by  the  zoning,  and  the  open  land  derived  from  the  reduction 
of  lot  sizes  must  be  provided  and  maintained  as  open  space  or  recreational 
areas  for  the  residents. 

Planned  Business  Centers  (Shopping  Centers)  —  There  are  two  types  of  planned 
business  centers,  a  neighborhood  type  of  two  to  ten  acres,  or  a  community  type 
of  ten  to  twenty  acres.   Both  require  approval  by  the  Planning  Commission 
based  upon  criteria  including  demonstrated  need,  effect  upon  traffic  and  de- 
sign. 

Industrial  Parks  —  In  addition  to  the  uses  permitted  in  the  I-R  and  I-G  Dis- 
tricts, office  structuxes,  wholesale  and  warehousing  establishments,  truck 
terminals  and  heliports  are  permitted  uses  in  the  industrial  park  district. 
The  district  prohibits  a  niimber  of  uses.  Development  plans  for  the  entire 
park,  and  site  plans  for  individual  buildings,  must  be  approved  by  the  Plan- 
ning Commission.   The  minimum  area  size  is  ten  acres,  subject  to  certain 
exceptions. 

Planned  Unit  Developments  —  These  are  limited  to  the  R-10,000  district  and 
the  R-7,500  district  and  require  minimum  area  sizes  of  twenty  and  ten  acres 
respectively.  Uses  may  include  single-family,  two-family  and  multi-family 
structxires;  if  the  tract  is  100  acres  or  more,  a  planned  business  center  may 
be  approved  as  a  part  of  the  development.   The  overall  density  may  not  exceed 
six  dwelling  units  per  gross  acre,  and  a  special  formula  is  established  for 
computing  the  density  of  multi-family  structures.   At  least  twenty-five  per- 
cent of  the  gross  area  must  be  in  common  open  space.  The  Planning  Commission 
approves  a  planned  unit  development  pursuant  to  detailed  criteria  contained 
in  the  Ordinance. 

Miscellaneous  —  The  Ordinance  also  contains  sections  on  signs,  commercial 
camping  areas,  enforcement,  and  administration. 

Zoning  Map 

A  number  of  individual  Zoning  Maps  were  examined  and  it  appears  that  they 
correspond  very  closely  with  the  land  use  map  which  is  an  element  of  the 
Master  Plan.   This  close  relationship  is  not  by  accident;  rather,  the  land 
use  map  is  amended  as  zoning  changes  occur.  The  Zoning  Maps  set  forth  land 
use  designations  with  greater  specificity  than  is  shown  in  the  land  use  map. 
For  example,  the  land  use  map  shows  land  planned  for  residential  development, 
while  the  Zoning  Map  shows,  of  course,  the  various  residential  districts. 
The  land  use  map  designates  parks,  open  space,  and  recreation  areas  and  these 
apparently  appear  as  conservation  areas  on  the  Zoning  Maps.  The  thirty  year 
water  and  sewer  service  areas  appear  on  the  Zoning  Maps. 


Subdivision  Regulations 

First  adopted  in  I963,  the  basic  Subdivision  Regulations  are  relatively  stan- 
dard. The  Regulations  contain  the  normal  provisions  for  the  preparation  of  a 
preliminary  and  final  plat. 

Subdivision  Review  Process  —  Although  historically  a  rural  county  with  a 
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strong  agricultviral  base,  Carroll  County  has  experienced  great  subdivision 
pressure  in  recent  years.   The  statistics  of  the  County  Planning  Department 
indicate  that  lot  p3X)duction  through  subdivision  approvals  increased  100% 
in  the  year  1971  over  the  prior  year;  and  that  calendar  year  1972  experienced 
a  62%  increase  over  the  year  1971 •   In  1973?  recorded  lots  increased  eight 
percent  over  the  record  established  in  1972. 

In  response  to  these  extraordinary  pressures,  Carroll  County  has  developed 
innovative  techniques  and  standards  for  evaluating  the  impact  of  proposed 
subdivisions  and  for  approving  proposals  to  subdivide  land.   Central  to  both 
these  techniques  is  the  approval  of  subdivisions  only  twice  a  year,  after  a 
thorough  review  which  evaluates  both  the  impact  upon  the  area  and  the  impact 
upon  the  county  in  general. 

Impact  Studies  —  In  October,  1972,  the  County  Planning  Commission  approved 
the  six-month  subdivision  review  procedure.   The  essence  of  this  is  that 
proposed  subdivisions  are  collected  at  six-month  intervals;  basic  common 
information  on  the  subdivisions,  i.e.,  location,  projected  population,  etc., 
is  extracted  and  sent  to  a  variety  of  governmental  agencies,  both  local  and 
State,  for  their  analysis  of  the  expected  impact;  and  the  information  is 
drawn  together  and  presented  to  the  Planning  Commission  for  its  use  in 
approving  or  disapproving  the  proposed  subdivisions.   In  connection  with 
this  process,  the  county  publishes  a  subdivision  impact  study  for  each 
cycle.   The  study  includes  findings  of  overall  and  partic-ular  geographic 
area  impacts  for  these  subjects: 

Agriculture  Air  Quality 

Emergency  Services  Solid  Waste 

Primary  Health  Care  Economic  Impact 

Educational  Systems  Utilities 

Law  Enforcement  Recreational  Weeds 

County  and  State  Roads  Municipal  Outlook 

Water  Resoiorces  Government  Administration 

Public  Water  and  Financial  Impact 

Sewerage  Problems 

Storm  Water  Management  and 
Sediment  Control 

The  infoimation  generated  and  organized  pursuant  to  these  studies  appears  to 
be  quite  detailed  and  thorough;  in  some  instances,  such  as  the  impact  upon 
air  quality,  it  has  not  been  possible  to  measure  the  impact,  and  the  study 
states  this. 

Each  study  contains  a  separate  section  on  financial  impact.  This  projects 
coi:mty  revenues  derived  from  the  new  subdivisions,  including  revenues  from 
income  and  other  taxes  in  addition  to  the  real  property  tax,  and  dociments 
the  county  expenses,  such  as  school  sites,  which  will  be  generated  by  the 
new  subdivisions. 


standards  for  Subdivision  Approval  —  The  subdivision  impact  studies  provide 
information  on  the  effect  and  impact  of  the  proposed  subdivisions.   The  coxmty 
has  also  adopted  new  standards  for  the  approval  of  subdivisions.  The  basic 
philosophy  and  content  of  these  standards  are  set  forth  in  the  zoning  text 
amendment  adopted  August  8,  1973- 

A  major  subdivision  of  land  for  residential  purposes  in  any  "A" 
A^icultural  or  "C"  Conservation  District  may  be  approved  by  the 
Commission  as  peimitted  in  Section  5*1  (e)  and  6ol  (d)  subject  to 
Section  J+.l^  of  the  General  Provisions  of  this  Ordinance  and  the 
following  provisions : 

(a)  Purpose  and  Intent.  The  Commission  finds  that  a  portion  of  the 
police  power  of  the  State  of  Maryland  has  been  delegated  to  each 
county  to  be  exercised  reasonably  in  determining  the  manner  and  na- 
ture of  development  within  each  county.  The  Maryland  General  Assem- 
bly has  given  much  discretion  to  the  several  counties  in  maJcLng  such 
determinations,  relying  on  the  local  jurisdiction's  knowledge  of 
local  conditions  and  the  needs  of  its  people  and  communities.  The 
Maryland  General  Assembly  has  further  created  numerous  state  depart- 
ments and  agencies  to  provide  consultation,  advice,  data,  and  other 
similar  forms  of  assistance  in  the  furtherance  of  establishing  com- 
prehensive policies  on  which  to  base  local  county  planning  decisions 
for  the  general  good  and  welfare.  Development  pressures,  caiosed  by 
a  myriad  of  complex  social  and  economic  factors  which  transcend 
county  lines  (i.e.,  population  shifts,  sewer  moratoriums,  accelerat- 
ing inflation  of  land  values,  and  other  phenomena),  are  bringing 
increasing  numbers  of  families  into  Carroll  County  necessitating 
the  provision  of  additional  public  schools;  solid  waste  disposal 
sites;  v/ater,  sewerage,  and  storm  drainage  facilities;  roads  and 
associated  facilities;  primary  health  care  facilities;  open  space, 
flood  plain  management,  and  sediment  control  measures;  and,  the 
increasing  need  for  maintaining  a  stable  tax  base.  In  recognition 
of  the  fundamental  difference  between  the  diverse  and  unlimited 
"wants"  of  a  growing  community  of  people,  and  those  "needs"  which 
are  inherently  limited  (i.e.,  land,  air  and  water  resources)  it  is 
imperative  that  plans,  policies  and  decisions,  insofar  as  it  is 
humanly  possible,  be  weighed  and  ordered;  first,  in  consideration 
of  the  fundamental  "needs",  and  secondly,  in  consideration  of  the 
priority  of  "wants"  which  ultimately  involve  the  direct  or  indirect 
expenditure  of  limited  public  funds. 

The  following  provisions,  therefore,  are  set  forth  in  planning  for 
the  continued  orderly  development  of  Carroll  County  and  in  the  pur- 
siiit  of  these  objectives: 

lo  In  designating  a  tract(s)  or  area(s)  suitable  for  a  major  sub- 
division of  land  for  residential  purposes  in  any  "A"  Agricultural 
or  "C"  Conservation  District,  the  Commission  shall,  pursuant  to 
authority  granted  by  Article  66B,  Annotated  Code  of  Maryland,  the 
Carroll  Coimty  Zoning  Ordinance,  and  the  Subdivision  Regulations  of 
Carroll  County,  in  addition  to  any  other  applicable  ordinances  or 
regulations,  require  that  adequate  provision(s)  be  incorporated  in, 
and  made  a  part  of  any  conditions  of  any  approval  to  insure  the 
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integrity  and  orderly  use  of  the  county's  natural  resources  as 
would  promote  the  public  necessity,  health,  safety,  convenience, 
general  welfare,  environment,  and  the  county's  financial  ability 
to  provide  and/or  receive  essential  community  improvements,  facili- 
ties, and/or  services.   Such  conditions  of  approval  may  include, 
and  insure  adequate  provisions  for  such  specific  on  and  off-site 
facilities  and  improvements  as:   school  sites;  solid  waste  disposal 
sites;  open  spaces,  flood  plain  management  and  sediment  control 
measures;  water,  sewerage  and  storm  drainage  facilities;  road  and 
associated  facilities;  police,  fire  and  related  emergency- type 
facilities  including  consideration  for  primary  health  care  facili- 
ties. Whenever  any  one  or  combination  of  the  aforesaid  facilities 
and/or  improvements  are  deemed  necessary  to  carry  out  the  intent 
and  purpose  of  the  duly  adopted  official  Master  Plan  for  Carroll 
County  and  the  authority  conveyed  by  Article  66B  of  the  Annotated 
Code  of  Maryland,  the  Carroll  County  Zoning  Ordinance,  the  Subdi- 
vision Regulations  of  Carroll  County,  or  any  other  applicable 
ordinances  or  regulations;  and  where  any  one  or  combination  of  the 
aforesaid  facilities  and/or  improvements  deemed  necessary  cannot 
be  provided  or  assured,  then  the  Commission  shall  either  dis- 
approve or  defer  designating  those  areas  in  question,  in  whole  or 
in  part,  as  suitable  for  a  major  subdivision  of  land  for  residen- 
tial purposes  until  such  time  as  those  specific  improvements  and/ 
or  facilities  deemed  necessaiiy  can  be  adequately  provided  or 
assured. 

In  the  implementation  of  the  objective  of  the  zoning  map  amendment,  the  county 
has  paid  the  greatest  attention  to  subdivision  development  occurring  in  rural 
areas  —  areas  zoned  agriculture  or  conservation  and  lying  beyond  the  projected 
service  areas  as  set  forth  in  the  thirty-year  water  and  sewer  plan.  The 
water  and  sewer  plan  is  intended  to  provide  for  water  and  sewer  service  to 
the  growth  areas  of  the  county;  in  the  discussion  of  the  plan,  it  was  pointed 
out  that  the  water  and  sewer  service  areas  surround  the  existing  and  growing 
population  centers.  Yet  most  of  the  proposed  development  is  in  areas  of  the 
county  which  will  never,  according  to  present  plans,  be  furnished  with  public 
water  and  sewer.  For  example,  in  the  October,  1973  cycle,  32  of  the  proposed 
i+ii.  subdivisions  were  beyond  the  30  year  water  and  sewer  service  areas.   In  the 
April,  I97U  cycle,  nine  of  the  12  proposed  subdivisions  were  beyond  the  30 
year  water  and  sewer  service  area. 

The  guidelines  used  by  the  Planning  Commission  for  approving  subdivisions  in 
the  rural  areas  utilize  these  criteria: 


Type  of 
Development 


Zoning 
Classification 


Tract  Design 
Size 


(a)  Individual  (one  lot) 
Dev. 


"A"  Agriculture 
District 


14.0,000  sq.  ft. 


(b)  Individual  (one  lot) 
Dev. 


"C"  Conservation 
District 


Three  acres 


(c)  Minor  Residential 
Sub.  (Conventional) 
1-3  tracts 


"A"  Agriculture 
District 
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i;0,000  sq.  fto 
two  acres  average 


Type  of 
Development 

(d)  Minor  Residential 
Sub.  (Conventional) 
1-3  tracts 

(e)  Major  Residential 
Sub. 2  (Conventional) 
k   or  more  tracts 

(f)  Major  Residential 
Sub.  (Conventional) 
k  or  more  tracts 


Zoning 
Classification 

"C"  Conservation 
District 


"A"  Agriculture 
District 


"C"  Conservation 
District 


Tract  Design 
Size 

Three  acres  and 
greater 


Three  to  five 
acres  and 
greater 

Five  acres  and 
greater 


1  Where  no  ftirther  subdivision  for  building  lot  purposes  is  possible  on  the 
overall  tract  in  question. 

2  Original  tracts  of  20  acres  or  more  (Agriculture  District  only).  Allowance 
for  10%  of  gross  acreage  or  major  fraction  thereof  to  compute  number  of 
acres  eligible  for  creation  of  tracts  less  than  three  acres,  but  not  less 
than  two  acres. 


100  acres  x 


.10  _  r; 


Since  the  zoning  permits  subdivisions  of  I|.0,000  square  feet  per  lot  in  agri- 
culture districts  beyond  the  30  year  water  and  sewer  service  area,  it  is  seen 
that  these  guidelines  increase  substantially  the  minimum  lot  size  for  subdi- 
visions of  four  or  more  lots. 

In  the  areas  defined  as  subtirban  —  zoned  agricxilture  or  conservation  but 
within  the  30  year  water  and  sewer  service  area  —  the  regulations  do  not 
establish  higher  minimum  lot  sizes  than  permitted  by  the  zoning,  but  still 
subject  the  proposed  subdivisions  to  detailed  review. 

One  of  the  greatest  problems  caused  by  development  in  areas  where  public  water 
and  sewer  facilities  are  lacking  is  the  effect  upon  the  water  resources  of 
the  county  by  the  utilization  of  individual  wells  and  septic  tanks.  In 
September  of  1973  the  Carroll  County  Board  of  Health  adopted  a  resolution 
requiring  a  hydrogeologic  study  for  any  subdivision  of  four  or  more  lots 
where  such  a  study  has  been  deemed  necessary.  Effective  November  1,  197U> 
such  a  study  must  be  prepared  for  any  subdivision  of  four  or  more  lots  unless 
a  waiver  is  obtained  from  the  Carroll  County  Health  Department. 

Summary  and  Effect  of  the  Subdivision  Review  Process  —  The  Carroll  County 
procedures  contain  these  principal  innovations:   cyclical  approval  of  subdi- 
visions, rather  than  approval  as  individual  subdivisions  are  proposed;  develop- 
ment of  information  detailing  the  effects  and  impacts  of  the  proposed  subdivi- 
sions; use  of  the  master  plan  as  a  guide  in  approving  subdivisions;  establish- 
ment of  discretionary  guidelines  for  approval  based  upon  the  master  plan;  and 
greater  emphasis  and  concern  with  major  subdivisions. 
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Although  subdivision  regulations  were  always  essential  to  insure  acceptahle 
standards  of  development,  subdivision  regulations  have  not,  in  the  past, 
been  used  throughout  Maryland  as  a  method  to  control  the  location  of  devel- 
opment or  the  timing  of  development.   It  can  be  appreciated,  therefore,  that 
the  Carroll  County  procedures  constitute  a  remarkable  departure  from  prior 
practices.  The  Carroll  County  procedures  are  a  type  of  adequate  public 
facilities  ordinance  but  they  differ  from  such  an  ordinance  in  two  main 
respects.  First,  the  Carroll  County  procedures  are  not  mandatory  standards, 
but  rather  are  guidelines.   Second,  the  stringency  of  the  Carroll  County 
guidelines  vary  with  the  proposed  location  of  development  with  respect  to 
the  Master  Plan  of  the  county. 

Assessments  on  Developers  —  The  General  Assembly  enacted  in  1973  a  new  Sec- 
tion lOBi-  of  Article  25  of  the  Annotated  Code  which  provides  that  Carroll 
County  may  establish  assessments  on  developers  of  any  tract  of  land.  These 
assessments  are  to  reflect  "the  estimated  additional  cost  to  the  county  for 
additional  educational  facilities,  water  and  sewerage,  sanitation  or  other 
such  facilities".  The  authority  appears  to  encompass  the  cost  of  "govern- 
mental facilities",  but  does  not  extend  to  governmental  operating  expenses, 
such  as  salaries  for  school  teachers. 

The  law  requires  that  an  advisory  commission  be  created  to  advise  the  Commis- 
sioners in  the  administration  of  this  measarre.   The  assessments  are  to  be 
imposed  piirsuant  to  pre-determined  schedules  adopted  by  the  County  Commis- 
sioners . 
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CECIL  COiraTY 


Location:  Upper  Eastern  Shore 

1970  Population:   53,291 

Population  Change:  I96O-I97O  +10.1% 

Largest  Incorporated  Municipality:  Elkton  5>362 

Plan  Adopted:  197i+,  updated  1977 

Zoning  Adopted:  1962,  amended  to  December,  1974 

Subdivision  Regulations:  1976 

Legal  Authority:  Article  66B 


Plan 

The  Plan  contains  inventory  and  background  information  as  well  as  a  land  use 
plan  and  transportation  plan.  The  Plan  also  contains  fourteen  maps  which  treat 
such  matters  as  terrain  analysis,  existing  land  use,  water  and  sewer  service 
areas,  etc. 

Environmental  Assessment  —  Although  located  in  the  corridor  of  the  State 
between  Baltimore  and  Philadelphia,  Cecil  Coimty  remains  a  rural,  sparsely 
developed  area.  Of  the  total  land  area,  approximately  lij%  can  be  considered 
"developed";  approximately  55%  is  in  agricultural  use,  and  31%  is  forest  and 
woodland.  Cecil  County  is  located  at  the  head  of  the  Chesapeake  Bay  and  five 
major  rivers,  Susquehanna,  Northeast,  Elk,  Bohemia,  and  Sassafras,  together 
with  the  frontage  on  the  Chesapeake  Bay,  contribute  to  an  extensive  shoreline. 

The  best  agricultural  lands  in  the  county  are  located  in  the  central  and  south- 
eastern portions.  The  northwest  and  northeast  portions  of  the  county  both 
contain  fairly  extensive  areas  with  steep  slopes.   Steep  slopes  also  appear 
in  the  Elk  Neck  peninsula,  along  the  1-95  aJ^d.  Route  J4O  corridor,  and  in  stream 
valleys  in  the  southern  portion  of  the  coimty. 

The  Plan  contains  a  map  showing  "problem  areas".  These  include  septic  tank 
failuire  areas  (particularly  noticeable  in  shoreline  areas),  areas  of  potential 
sewage  effluent  pollution,  areas  of  shoreline  erosion  and  areas  of  Bay  sedi- 
mentation. Also  shown  are  areas  affected  by  air  pollution  from  stationary 
sources  and  potential  noise  pollution  from  airfields. 

The  Plan  reports  the  work  of  the  Smithsonian  Institute's  Center  for  Natural 
Areas  and  the  Nature  Conservancy  in  identifying  natural  areas  in  Cecil  County. 
The  study  identified  five  primary  natural  areas:  Principio  Creek  (178  acres); 
Cabin  John  Creek  Marshes  (6I4.O  acres);  Prazer's  Lake  {lk2   acres);  Pond  Creek 
(836  acres);  and  Red  Point  (2I4O  acres).  Various  measures  are  recommended  for 
these  areas  including  possible  acquisition  for  some  and  regulation,  including 
mandatory  enviironmental  impact  statements,  for  others. 

Land  Use  —  The  Plan  states  that  Cecil  County  "exhibits  a  pattern  of  low  den- 
sity, scattered  development".  The  land  devoted  to  residential  use  has  a  den- 
sity of  approximately  two  dwelling  units  per  acre.  The  major  concentrations 
of  land  use  appear  in  an  east-west  corridor  from  Perryville  to  Elkton;  outside 
of  this  coi^ridor,  concentrations  appear  in  waterfront  developments.  Major 
growth  in  recent  yeaxs  has  been  occurring  in  the  Elkton,  Northeast,  and  in  the 
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Perryville,  Bainbridge-Port  Deposit  area.  The  transportation  routes  of  I4.O  and 
1-95  have  played  a  major  role  in  shaping  the  development  pattemo   Some  of  the 
■urban  development,  such  as  around  Elkton,  has  been  consuming  valuable  agri- 
cultural land. 

Cecil  County  has  more  valuable  historic  sites  and  structures  than  any  other 
coiinty  in  the  State.  The  Plan  does  not  describe  all  of  these  but  contains 
descriptions  of  seven  sites  and  structiires  listed  on  the  National  Register  or 
designated  a  National  Landmark  as  well  as  descriptions  of  17  sites  or  struc- 
tures of  "exceptional  merit".  A  map  indicates  many  additional  historic  sites. 

Cecil  County  contains  eight  incorporated  municipalities  —  Cecilton,  Charles- 
town,  Chesapeake  City,  Elkton,  North  East,  Perryville,  Port  Deposit  and  Rising 
Sun  —  which  together  contain  I1.573I  acres  (out  of  a  county  total  of  22^,261 ) 
and  account  for  15 ^l^^  of  the  developed  land.   Several  municipalities,  such  as 
Elkton,  have  undertaken  aggressive  annexation  programs  in  recent  years. 

Housing  —  The  great  majority  of  housing  units  are  single-family  dwellings 
(11,390)  with  lesser  totals  of  multi-family  units  (2,529)  and  mobile  homes 
(l,li|8).  There  are  also  1,35U  seasonal  units.  In  the  last  ten  years  the 
number  of  multi-family  units  and  mobile  homes  increased  at  a  faster  rate  than 
single-family  homes.   Seasonal  units  are  being  converted  to  full-time  resi- 
dences . 

This  discussion  states  that  the  private  market  meets  demand  except  for  lower 
income  or  handicapped  families  who  are  unable  to  purchase  or  rent  a  standard 
unit.   The  Plan  recommends  that  the  coimty  establish  a  ho-using  authority  to 
construct  low  income  housing  for  residents  of  the  county  who  live  outside  the 
incorporated  towns. 

Economy  —  Besides  material  on  the  county's  economy,  this  section  contains  pro- 
jections on  the  county's  popiilation  growth.  For  the  year  1990,  the  Maryland 
Department  of  State  Planning  (1972)  has  predicted  a  population  of  61;, 000;  the 
Wilmington  Metropolitan  Areawide  Planning  Coordination  Council  (l973) j  a  popu- 
lation of  80,500;  the  coimty  water  and  sewer  plan  (1969)?  a  population  of 
107,600.  The  Plan  uses  a  planning  population  control  total  of  78,000  for  1990 
based  upon  a  consensus  for  a  "controlled  growth"  policy  developed  during  the 
planning  process;  this  reflects  a  growth  rate  of  approximately  2.1|%  per  year. 

Observations  and  Comments  —  This  is  an  informal  method  of  summarizing  prior 
portions  of  the  Plan.  An  "observation"  is  a  statement  of  a  fact  or  of  a 
problem,  and  the  "comment"  usually  suggests  a  program.  The  observations  and 
comments  are  related  to  issues  such  as  providing  a  standard  housing  unit  for 
each  family. 

Goals  and  Objectives  —  The  Plan  evolved  from  strong  participation  by  a  Citi- 
zens Advisory  Committee,  plus  contact  with  civic  groups  and  results  obtained 
from  opinion  surveys. 

An  important  task  was  to  achieve  a  consensus  on  the  future  growth  of  the  county. 
Pive  alternatives  were  discussed,  and  a  "controlled  growth"  policy  was  agreed 
upon;  this  is  projected  to  result  in  a  growth  rate  of  2.14%  per  year.  The  con- 
trolled growth  policy  envisions  directing  development  to  certain  areas  of  the 
county,  primarily  the  Route  I4.O  -  1-95  corridor,  and  limiting  development  in 
the  remaining  sections  of  the  county. 
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The  Plan  conta±ns  overall  goals,  and  separate  goals  for  growth  areas,  agricul- 
tural areas,  and  historic,  scenic  and  conservation  areas.   Some  of  the  goals 
are  quite  specific ,  such  as  prohibiting  development  within  the  ^0   year  flood 
plain.  Altogether  75  separate  goals  are  stated. 

Land  Use  Plan  —  The  concept  of  the  controlled  growth  policy  is  that: 

"If  man  is  given  fewer  acres  to  live  on  with  the  rest  being  given 
to  agriculture,  forests,  recreation  or  natuire,  man  will  take  better 
care  of  that  which  he  has.oo.  Controlled  growth  means  channeling 
growth  onto  the  land  which  is  most  svii table  to  support  it  so  that 
development  will  be  a  conscious  act  with  definable  environmental 
and  socio-economic  effects." 

The  land  use  plan  describes  four  concepts:  growth  areas;  agricultural  areas; 
historic  and  scenic  areas;  and  conservation  areas. 

The  most  extensive  discussion  is  directed  to  growth  areas.  Growth  is  envi- 
sioned to  be  of  four  types:   in- filling;  extension;  new  communities;  and 
scattered.  Pour  levels  of  development  intensity  are  proposed.  Level  I  re- 
lates to  the  average  density  in  the  surrounding  community,  and  continues  the 
existing  residential  pattern.  Level  II  is  of  low  density  which  may  be  up  to 
3.0  units  per  residential  acre;  uses  include  low  density  residential  (single- 
family),  neighborhood  commercial  and  service  uses,  and  some  minor  office  and 
industrial  uses.  Level  III  rises  to  6.0  dwelling  units  per  residential  acre, 
and  uses  include  cluster  single-family,  multi-family  and  medium  size  planned 
unit  developments,  general  commercial  uses,  and  industrial  and  office  parks. 
Level  IV  includes  all  the  uses  in  the  prior  levels,  but  the  density  may  rise 
to  12  units  per  acre  and  approach  an  -urban  concentration  level;  large  scale 
planned  unit  developments  and  regional  commercial  facilities  are  appropriate 
here. 

The  Plan  suggests  seven  development  planning  areas:  Cecilton  (Level  l); 
Chesapeake  City  (Level  l);  Greater  Elkton  (Levels  II,  III  and  IV);  Greater 
North  East  (Levels  I,  II,  III  and  IV);  Route  i+O  Corridor  Planning  Area  (Levels 
I  and  11);  Greater  Perryville  (Levels  I,  II,  III  and  IV) ;  and  Rising  Sun 
(Levels  II  and  III) .  It  is  noteworthy  that  the  development  areas  are  tied 
strongly  to  the  incorporated  towns,  with  a  great  portion  of  the  proposed 
development  within  the  limits  of  these  municipalities,  a  number  of  which 
have  annexed  substantial  amounts  of  land  within  recent  years.  The  Perry- 
ville, North  East  and  Elkton  planning  areas  are  quite  large,  and  would 
account  for  a  population  of  [|.6,000  out  of  projected  population  of  78,000. 

The  Plan  contains  separate  policies  for  three  rural  areas.  In  agricultural 
areas,  the  proposal  is  for  very  low  density  residential  use,  with  the  princi- 
pal focus  on  preserving  the  agricultural  land.  Historic  and  scenic  areas  occur 
principally  within  the  agricultural  areas,  and  this  policy  category  will  apply 
only  if  the  owner  has  voluntarily  agreed  to  maintain  an  area  in  its  natural 
condition  (if  a  scenic  area)  or  to  exempt  land  and  buildings  from  further 
development  (if  an  historic  area).  Finally,  a  third  category  is  conservation 
area.  This  may  be  extremely  sensitive  land  areas  of  the  county  -  flood  plains, 
tidal  marshes,  swamps,  etc.  —  or  the  primary  natural  areas  identified  in  the 
Plan. 

The  Plan  delineates  two  rural  planning  areas:  Rural  Conservation  North  and 
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R-ural  Conservation  South.   An  average  density  of  .33  dwellings  per  acre  is 
proposed.  By  1990?  "the  south  area,  which  contains  98,862  acres,  is  estimated 
to  accommodate  7>300  persons,  and  the  north,  which  contains  78,112  acres,  is 
estimated  to  accommodate  5>U01  persons.   The  south  area  has  a  large  amo-unt  of 
shoreline,  and  some  large  lot  waterfront  development  is  possible  "but  the  Plan 
states  that  the  contiguous  property  owners  must  consent  to  this  development. 

Transportation  Plan  —  The  Plan  recommends  that  1-95  he  maintained  as  a  limited 
access  highway,  and  that  Route  i+O  he  designated  a  controlled  access  highway. 
A  portion  of  Route  273  ^iid.   Route  213  south  of  KLkton  to  Kent  County  should  be 
designated  scenic  transportation  routes  and  controls  instituted  for  scenic 
preservation.  The  Plan  suggests  that  pedestrian  systems  be  used  in  connection 
with  planned  unit  developments. 

Zoning  Ordinance 

The  Zoning  Ordinance  establishes  a  number  of  individual  zones,  most  containing 
special  exceptions,  and  a  provision  for  planned  unit  development.  Attached  to 
the  Ordinance  is  a  Zoning  Map  broken  down  into  election  districts,  but  it  is 
now  out  of  date  because  it  shows  the  districts  as  they  existed  in  1962. 

Residential  Zone  R-1  (low  density)  —  The  purpose  of  this  zone  is  to  encourage 
a  living  environment  of  semi-rural  character.   The  uses  permitted  are  single- 
family  detached  dwellings;  farms;  institutions;  and  other  generally  compatible 
useso   There  are  no  special  exceptions.   The  minimum  lot  size  is  20,000  square 
feet. 

Residential  Zone  R-2  (medium  density)  —  This  zone  is  stated  to  be  similar  to 
R-1  but  provides,  in  addition,  for  two-family  dwellings o   There  are  no  special 
exceptions.  The  minimum  lot  size  is  10,000  square  feeto 

Residential  Zone  R-3  (high  density)  —  This  zone  is  designed  to  be  residential 
in  character  and  permits  a  wide  variety  of  dwellings  stiitable  to  urban  living. 
It  permits,  in  addition  to  all  uses  permitted  in  the  R-2  zone,  miiltiple  dwel- 
lings, apartment  hotels,  boarding  houses,  and  limited  accessory  uses  for  per- 
sonal services,  including  restaurants,  news  stands,  etc.  Mobile  home  subdi- 
visions are  a  permitted  use  and  mobile  home  parks  are  a  special  exception. 
Mobile  home  subdivisions  are  the  same  as  mobile  home  parks  except  that  the 
lots  and  streets  must  conform  to  subdivision  regulations  for  single-family 
dwellings.   A  mobile  home  park  is  defined  as  any  plot  of  ground  of  at  least 
four  acres  upon  which  a  minimum  of  five  mobile  home  spaces  are  located.  There 
are  detailed  provisions  regulating  the  location  of  mobile  home  parks  in  the 
R-3  district.   The  minimum  lot  size  of  the  R-3  district  is  6,500  square  feet. 

Shoreline  Recreational  -  Residential  Zone  R-R  —  This  zone  contains  recreational 
uses  peculiarly  suited  to  shorelines,  as  well  as  residential  uses.  The  purpose 
of  the  zone  is  to  provide  primarily  for  uses  of  recreational  character,  includ- 
ing some  commercial  and  seasonal  dwellings.  Permanent  dwellings  are  permitted 
as  a  secondary  use.  The  permitted  uses  are:  all  uses  permitted  in  the  Resi- 
dential Zone  R-1;  recreational  camps  and  resorts;  summer  homes  and  cabins; 
beaches,  marinas,  and  commercial  establishments  offering  only  goods  and  ser- 
vices commonly  used  for  water-recreational  purposes  such  as  fishing  equipment 
and  bait  stores;  and  accessory  uses  for  the  sale  of  food  and  refreshments.  A 
wide  variety  of  uses  are  permitted  as  special  exceptions  subject  to  the  condi- 
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tions  that  commercial  uses  are  grouped  as  much  as  possihle  in  definite  centers, 
there  is  no  harmful  effect  on  existing  development  and  there  is  shown  to  exist 
a  need  for  such  uses.   The  uses  permitted  by  special  exception  include  retail 
stores;  personal  service  businesses,  such  as  barber  shops  and  laundries;  busi- 
ness offices  and  restauxants;  garages  and  filling  stations;  and  marine  commer- 
cial districts,  such  as  boat  docks.  Motels  and  mobile  home  camps  are  permitted 
as  special  exceptions.  A  mobile  home  camp  is  any  plot  of  ground  on  which  two 
or  more  mobile  homes  may  be  placed  temporarily  for  not  more  than  six  months  to 
a  year.  Mobile  homes  on  individual  lots  are  also  permitted  as  special  excep- 
tions with  some  conditions.  The  minimum  lot  size  is  6,500  square  feet. 

Forest  Recreation  Zone  P-R  —  The  puj^pose  of  this  zone  is  to  preserve  open 
areas,  to  provide  for  recreational  uses  found  in  forested  and  other  natural 
areas,  and  to  allow  limited  development  of  light  industries  meeting  the  M-1 
Zone  requirements o  The  permitted  uses  are  single-family  dwellings;  forest 
industries;  conservation  areas;  camps  and  resorts;  and  farming  and  accessory 
uses  such  as  permanent  residences  for  cxistodial  quarters.  Uses  permitted  by 
special  exception  include  mining,  quarrying,  and  earth  moving;  gun  clubs;  and 
all  uses  permitted  in  the  light  industrial  zone.  There  are  special  conditions 
attached  to  the  industrial  uses,  one  of  which  requires  that  industrial  uses 
must  be  located  adjacent  to  UoSo  Route  i+O.  The  light  industrial  zone,  M-1, 
is  meant  for  industrial  uses  which  "are  somewhat  compatible  with  residential 
and  commercial  uses"  and  have  a  "relatively  minor  nuisance  value".  The  speci- 
fic uses  permitted  in  the  li^t  industrial  zone  include  a  wide  variety  of 
industrial  uses  such  as  trucking  terminals,  food  processing  and  manufact-uring, 
building  material  sales  yard  and  research  laboratories.  The  minimum  lot  size 
for  the  Forest  Recreation  Zone  is  one  acre. 

Agricultural  -  Residential  Zone  A-R  —  The  zone  is  intended  to  protect  agri- 
cultural land  from  disruption  by  other  than  residential  uses.  The  permitted 
uses  are  all  uses  permitted  in  the  Residential  Zone  R-1;  all  uses  permitted 
in  the  Forest  Recreation  Zone;  and  farm  uses  and  accessory  uses.  By  special 
exception,  mining,  quarrying  and  earth  moving,  gun  clubs,  airports,  dumps, 
prisons,  etc.,  are  allowed.  Also  permitted  by  special  exception  are  race 
tracks,  junk  yards,  mobile  homes  on  individual  lots,  and  mobile  home  parks. 
In  1972,  the  Agricultural-Residential  Zone  was  amended  to  peimit  garden- type 
industry  which  can  be  located  in  a  rural,  residential  area  with  no  impairment 
of  the  residential  use  of  the  area  and  with  a  positive  contribution  to  the 
aesthetic  aspects  of  the  area.  The  amendment  establishes  an  elaborate  set 
of  "performance  standards"  which  must  be  met  for  garden- type  industries.  The 
minimum  size  of  a  tract  is  10  acres.  There  are  provisions  as  to  the  maximum 
number  of  employees  (200);  access  to  highways;  review  of  impact  of  the  industry 
relative  to  traffic  noise;  parking  and  lighting  requirements;  and  environmental 
requirements  with  respect  to  adjacent  residential  uses  or  residential  districts. 

The  minimum  lot  size  in  the  Agricultural-Residential  zone  is  20,000  square 
feet. 

Commercial  Zones  —  There  are  three  commercial  zones:  local  commercial,  C-1; 
highway  commercial,  C-2;  and  central  commercial.  Local  commercial  permits 
residential  uses,  retail  stores,  personal  service  businesses,  filling  stations, 
etc.  Highway  commercial  is  designed  for  highway  travelers  and  general  commer- 
cial needs.  It  permits  all  uses  permitted  in  local  commercial  except  dwellings 
and  motels,  mobile  home  camps,  cocktail  lounges  and,  by  special  exception, 
drive-in  theaters.  The  third  commercial  district,  central  commercial,  is 
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apparently  designed  for  town  centers  although  this  is  not  stated.   The  per- 
mitted uses  are  all  uses  of  the  C-1  district,  retail  sales,  automobile  sales, 
cocktail  lounges,  hotels  and  motels,  and  accessory  uses.   Dwelling  units  and 
certain  commercial-light  mamifacturing  type  uses  are  permitted  by  special 
exception. 

Industrial  Districts  —  There  are  two  industrial  zones,  light  industrial,  M-1; 
and  heavy  industrial,  M-2.   As  previously  noted,  the  light  industrial  is  de- 
signed for  industrial  uses  generally  compatible  with  residential  and  commercial 
uses  and  which  have  a  minor  nuisance  value.   In  the  heavy  industrial  district, 
virtually  all  types  of  manufactxiring  uses  are  permitted  except  that  some  are 
made  the  subject  of  a  special  exception,  such  as  explosives  manufacturing. 

Floodway  Zone  F-1  —  The  piurpose  of  this  zone  is  to  "reserve  land  subject  to 
frequent  flooding  from  development  which  could  impede  flows  of  water  during 
floods,  and  to  prevent  loss  of  life  and  excessive  property  damage  in  the  area 
of  greatest  flood  hazard".   The  permitted  uses  are  farms  and  public  and  pri- 
vate parks,  recreational  areas,  conseirvation  areas,  and  other  similar  uses 
employing  open  land.   By  special  exception  the  Board  of  Appeals  may  allow 
"other  uses  employing  open  land,  such  as  storage  yards  for  equipment"  with 
prohibitions  against  refuse  dumps,  a  requirement  that  the  use  be  permitted  in 
an  adjoining  zone,  prohibition  against  any  use  which  constitutes  a  nuisance 
and  a  requirement  that  the  use  not  undiily  impede  the  flow  of  water  or  other- 
wise provide  a  hazard  to  life  diiring  a  flood. 

Planned  Unit  Development  —  A  separate,  extensive  section  of  the  Zoning  Ordi- 
nance deals  with  planned  unit  developments.   The  main  featiores  of  the  planned 
unit  development  provisions  are  these.  It  is  a  floating  zone,  in  that  it  is 
allowed  as  a  special  exception  by  the  Board  of  Appeals  in  R-1,  R-2,  R-3>  R-R, 
F-1,  F-R  and  A-R  zones.   The  minimum  area  is  25  acres.   The  permitted  uses  are 
generally  all  varieties  of  residential  uses  and,  in  addition,  convenience  com- 
mercial and  service  uses  which  may  not  exceed  more  than  five  percent  of  the 
total  area.  Where  the  acreage  is  100  acres  or  more,  the  planned  unit  develop- 
ment may  contain  a  planned  business  center  in  which  all  of  the  uses  of  C-1, 
C-2,  and  C-3  may  be  permitted. 

There  is  a  separate  chart  showing  minimum  lot  area  and  lot  width,  and  it  indi- 
cates that  relatively  high  density  development  is  allowed.  At  least  20%  of  the 
gross  area  must  be  common  open  space,  and  at  least  70%  of  such  open  space, 
aside  from  streets  or  off street  parking  areas,  must  be  recreational  areas 
which  are  designated  for  the  common  use  of  all  residents.  A  planned  unit 
development  must  have  an  approved  community  water  and  sewerage  system. 

A  planned  unit  development  proposal  requires  site  plan  review  by  the  Planning 
Commission  which  considers  factors  such  as  light,  air,  traffic  movement,  and 
evaluates  the  development  as  to  its  effect  on  adjoining  properties  and  its 
conformance  with  the  master  plan.  The  Board  of  Appeals  approves  the  plan 
after  consideration  of  the  recommendation  of  the  Planning  Commission  and 
after  a  public  hearing. 

Zoning  Map 

The  Zoning  Map  was  drawn  pursuant  to  the  1962  master  plan,  and  the  197i+  Plan 
contains  a  map  of  the  existing  zoning  together  with  some  information  on  zoning 
changes . 
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The  predominant  zones  in  the  county  are  A-E,  agricxiltiiral-residential,  and 
F-R,  forest  recreation.   The  north  central  area  and  the  south  area  of  the 
county  are  zoned  principally  A-R.   Large  forest  recreation  areas  appear  in 
the  northwest  comer  of  the  county  between  Perryville  and  North  East  and 
between  Worth  East  and  Elkton.   The  great  majority  of  the  Elk  Neck  peninsula 
is  also  zoned  F-R.   The  shoreline-recreational-residential  zone  appears  at 
Carpenter  Point  Neck  and  in  various  locations  on  both  sides  of  the  Elk  River. 
There  are  substantial  areas  zoned  R-1  principally  around  the  incorporated 
towns  but  also  in  other  locations  throughout  the  county,  including  waterfront 
areas.   The  R-2  district,  medium  density  residential,  appears  around  Perry- 
ville, North  East  and  Elkton;  and  there  is  also  some  R-3,  high  intensity 
zones,  around  these  three  towns.  It  is  difficult  to  gain  any  appreciation 
of  the  location  of  commercial  and  industrial  zones  from  looking  at  the  map. 

The  Plan  states  that  development  has  been  filling  out  the  original  development 
districts,  but  often  in  a  lead-frog  fashion;  and  that  considerable  tracts  that 
were  originally  zoned  for  rural  uses  (P-R  and  A-R)  have  been  rezoned  for  more 
intensive  uses.  The  Plan  states  that  residential  use  could  increase  ten  fold 
under  the  existing  zoning.  Most  subdivision  requests  have  involved  a  rezon- 
ing  from  A-R  or  F-R  to  R-3;  this  would  seem  to  indicate  that  development  has 
been  occurring  outside  the  designated  growth  areas. 

The  county  is  currently  studying  a  number  of  proposals  to  implement  the  197U 
Plan. 


Subdivision  Regulations 

The  Subdivision  Regulations,  which  have  not  been  substantially  revised  since 
November,  I96I,  appear  to  contain  most  of  the  typical  provisions  for  subdivi- 
sion regulations.  The  Regulations  state  that  "due  consideration"  shall  be 
given  to  the  allocation  of  areas  suitably  located  for  playgrounds  and  parks, 
to  be  offered  for  conveyance  to  the  Board  of  County  Commissioners  or  reserved 
for  common  use  of  all  property  owners.   The  Planning  Commission  may  reduce  or 
waive  the  provision  of  open  spaces  where  it  would  cause  undue  hardship,  or 
where  adequate  open  spaces  exist. 

The  Regulations  establish  minimum  lot  sizes  but  it  does  not  appear  that  they 
are  related  to  the  minimum  lot  sizes  stated  in  the  Zoning  Regulations,  and 
presumably  the  Zoning  Regulations  would  govern. 

A  subdivision  is  defined  as  a  division  of  land  into  five  or  more  lots. 
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CHARLES  CODOTY 


Location:   Southern  Maryland 

1970  Popiilation:     47, 678 

Population  Change:      I96O-I97O     +k6.l^Q 

Largest  Incorporated  Municipality:      La  Plata     1,561 


Plan  Adopted:      19714- 
Zoning  Adopted:      197U 
Subdivision  Regulations:      197U 
Legal  Authority:      Article  66B 


Plan 


The  Charles  County  Comprehensive  Plan  is  based  on  a  recognition  of  pressures 
created  by  the  rapid  spread  of  population  and  urbanization  in  the  Washington 
metropolitan  area.   These  pressures  are  impacting  a  county  with  over  ninety 
percent  of  its  land  vacant  or  in  agricultural  use. 

Past  development  in  the  county,  with  the  exception  of  the  8,000  acre  planned 
new  town  of  St.  Charles  Communities  near  Waldorf,  is  found  in  sprawling  sub- 
divisions and  strip  patterns  along  roads  and  highways.   The  uncoordinated,  hap- 
hazard development  seen  in  existing  and  platted  development  is  stated  as  a 
clear  indication  of  the  need  for  a  comprehensive  planning  approach  to  the 
county's  land. 

The  Plan  projects  a  1990  population  ranging  between  10i|,000  and  126,000,  an 
increase  from  I97O  of  57,000  to  79,000.  Most  of  this  population  increase  is 
proposed  to  be  concentrated  in  major  development  sectors  in  the  northern  por- 
tion of  the  county.   The  La  Plata  to  Waldorf  area  would  contain  several  com- 
munities separated  by  open  space  and  served  by  a  system  of  radial  and  circum- 
ferential streets  and  full  lirban  services o   Indian  Head  is  also  proposed  as  a 
growth  center. 

The  Plan  has  a  theoretical  holding  capacity  of  over  300,000, some  three  times  the 
projected  population.   Approximately  one- third  of  the  county's  land  is  proposed 
for  urban  and  surbujrban  development.  A  rural  agricultiiral  category  is  proposed 
for  most  areas  outside  the  urban  concentrations. 

To  accommodate  employment  growth,  the  Plan  proposes  2,000  acres  for  industrial 
use.  The  Plan  recommends  continued  selectivity  in  the  solicitation  of  potential 
employers  placing  emphasis  on  overall  stability,  year  round  employment,  higher 
paying  jobs  and  clean  environmental  effects. 

Over  73,000  acres  of  parks  and  open  space  lands  are  delineated  on  the  Plan  map. 
Most  of  this  land  will  serve  primarily  as  a  forest  and  open  space  preserve  not 
necessarily  in  public  ownership.   Conservation  areas  identified  on  the  map  are 
not  suited  for  construction  by  virtue  of  being  subject  to  flooding,  a  high 
water  table,  severe  erosion  potential,  or  areas  with  steep  slopes.  Preserva- 
tion of  Zekiah  Swamp  is  the  most  prominent  county  open  space  proposal. 

The  Plan  goes  into  great  detail  regarding  transportation  and  community  facili- 
ties.  Roads  are  functionally  classified  and  standards  developed.  Other  func- 
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tional  plans  and  proposals  are  quoted  extensively. 

A  critical  areas  section  is  included.   A  process  is  suggested  including  estab- 
lishing a  county  Land  Use  Board  for  the  puzrpose  of  recommending  areas  of  Critical 
State  Concern. 


Zoning  Ordinance 

The  Zoning  Ordinance  establishes  fourteen  districts. 

Rural-Agricultural  (R-3)  —  Agricultural  uses,  single-family  dwellings,  churches, 
schools,  and  related  uses  are  peimitted  by  right.   Special  exception  uses  include 
aiirports,  hog  farms,  two-family  dwellings,  mobile  home  parks,  etc.  Mobile  home 
parks  require  subdivision  plat  approval.  Minimum  lot  size  is  three  acres. 

Suburban  -  Medium  Density  (R-2)  —  Uses  permitted  are  identical  to  the  Ruxal- 
Agricultural  district.  Minimum  lot  size  is  two  acres. 

Suburban  -  High  Density  (R-1)  —  Uses  permitted  are  essentially  the  same  as  the 
Rural- Agricultural  district  with  a  minimum  lot  size  of  one  acre. 

Urban  -  Low  Density  (R-30)  —  Uses  permitted  by  right  include  single-family 
dwellings,  churches,  libraries,  schools  and  public  facilities.  Minimum  lot  size 
is  30,000  square  feet. 

Urban  -  Medium  Density  (R-15)  —  Uses  peimitted  are  essentially  the  same  as  those 
permitted  in  the  R-30  district.   The  minimum  lot  size  is  15)000  square  feet. 

Residential-Multi-Family  (R-M)  —  This  district  is  primarily  intended  for  garden 
apartment  construction  with  a  minimum  of  3j200  square  feet  of  lot  area  per  dwel- 
ling unit.   All  R-M  developments  must  be  served  by  public  sewer  facilities. 

R-T  (Townhouse)  -  Townhouses  are  the  main  permitted  use  and  require  at  least 
3,000  square  feet  and  have  a  record  lot  on  a  recorded  subdivision  plat.  Maximum 
density  is  eight  townhouses  per  acre. 

R-HR  (High  Rise)  —  High  rise  construction  is  defined  as  not  less  than  four 
stories  and  requires  a  minimum  lot  size  of  five  acres.  Maximum  lot  coverage  is 
12  percent  with  a  maximum  of  2k   dwelling  units  per  acre. 

Planned  Unit  Development  (PUP)  —  Each  PUD  must  contain  a  minimum  of  200  conti- 
guous acres.  The  PUD  must  be  designed  as  an  economically  self  sufficient  com- 
munity with  not  less  than  ten  percent  nor  more  than  twenty-five  percent  of  the 
total  area  developed  as  commercial  and  industrial  use.  Public  water  and  sewer 
systems  are  required  and  not  less  than  I8  percent  of  a  PUD's  total  area  must  be 
reserved  for  recreation,  open  space,  and  community  facilities.  No  use  restric- 
tions are  specifiedc  No  minimum  lot  size,  lot  area,  setbacks,  or  height  require- 
ments are  applicable.   The  maximum  number  of  dwelling  units  permitted  is  calcu- 
lated by  multiplying  the  total  number  of  acres  in  the  PUD  by  3-0. 

A  petition  to  the  County  Commissioners  for  a  PUD  classification  must  be  accom- 
panied by  a  generalized  master  plan  of  the  area  which,  upon  approval,  is  recorded 
in  the  land  records  of  the  county.  Following  approval  of  the  master  plan,  pre- 
liminary plans,  improvement  plans  and  final  record  plans  are  required  in  accor- 
dance with  the  county  Subdivision  Regulations. 
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Cluster  Development  —  The  cluster  zone  is  an  overlay  zone  permitting  single- 
family  homes  to  he  placed  on  smaller  lots  than  prescribed  in  the  particular 
district.   All  such  lot  reductions  must  be  compensated  for  by  an  amount  of  open 
space  in  usable  area  equivalent  to  the  amount  of  the  lot  reduction.   Cluster 
developments  must  consist  of  at  least  25  dwelling  units  and  are  permitted  in 
the  R-3,  R-2,  R-1,  R-30,  and  R-15  districts. 

Local  Commercial  (C-l)  —  Uses  permitted  include  banks,  business  and  professional 
offices,  commercial  schools,  pet  shops  and  animal  hospitals.   Site  plan  approval 
is  required  by  the  Planning  Commission  for  any  use  in  this  zone. 

General  Commercial  (C-2)  —  Most  general  retail  commercial,  office  and  service 
type  uses  are  permitted  in  this  district.   By  special  exception  of  the  Board  of 
Appeals,  amusement  parks,  auto  related  services,  boat  and  trailer  sales  and  the 
like  are  permitted.   A  special  use  permit  from  a  Special  Use  Permit  Board  is 
required  for  carnivals,  fairs,  community  concerts  and  special  meetings  not  of 
a  permanent  nature,  massage  parlors,  bus  stations,  taxi  stands,  temporary  pro- 
duce stands,  etc.   The  Special  Use  Peimit  Board  consists  of  the  chief  building 
inspector,  planning  director,  and  zoning  administrator. 

Garden  Industry  (GI)  —  This  is  an  overlay  zone  allowed  in  any  commercial  district 
upon  approval  of  the  Planning  Commission  after  public  hearing.  Performance  stan- 
dards are  specified  together  with  minimum  yard  requirements  and  a  two  acre  mini- 
mum lot  size.   Site  plan  approval  is  required. 

Industrial  (l)  —  All  uses  permitted  in  the  C-2  district  are  allowed  together 
with  most  general  industrial  uses.  Manufacturing  and  processing  uses  that  are 
not  deemed  objectionable  by  the  Planning  Commission  are  permitted.   Special 
exception  uses  include  airfields,  junk  yards,  seafood  packing  and  petroleum 
related  industry. 

Waterfront  Planned  Community  ('WPC)  —  It  is  the  intent  of  the  WPC  to  provide 
suitable  sites  for  varied  residential  developments  including  single-family 
attached  and  detached,  various  recreation  and  other  appropriate  uses.   Three 
types  of  residential  development  are  required  with  a  mix  as  approved  by  the 
County  Commissioners  and  Planning  Commission.   The  three  are  (l)  resort  commu- 
nity (seasonal  residence);  (2)  adult  community  (adults  only);  (3)  open  age 
community  (all  age  groups).  Minimum  parcel  size  is  200  acres  with  a  minimum 
gross  density  of  three  units  per  acre.   The  review  and  approval  procedures  spe- 
cified are  the  same  as  the  PUD  district. 

Residential-Historical  (ED)  —  This  district  is  established  to  preserve  struc- 
tures of  historical  and  architectural  value.  The  development  of  a  Residential- 
Historical  district  may  be  exempted  from  parking,  road,  sign,  yard  and  area 
requirements  with  approval  of  the  Planning  Commission.  A  master  plan  is  required 
and,  upon  approval  of  the  County  Commissioners,  the  district  shall  be  developed 
under  the  supervision  of  the  Planning  Commission. 

Zoning  Map 

The  Zoning  Map  places  most  of  the  R-l^  in  the  Waldorf  area;  i.e.,  that  portion  of 
St.  Charles  Communities  which  is  not  in  the  PUD,  Pinefield  Subdivision,  Cliff ton 
on  the  Potomac,  Swan  Point,  Potomac  Heights,  Indian  Head  Estates,  and  Strawberry 
Hill. 
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The  E-30  zoning  is  confined  generally  to  Cobb  Island;  an  area  south  of  La  Plata. 
R-1  is  located  on  three  major  areas:   (l)  an  area  aro-und  Waldorf  east  of  Route 
301  and  north  of  Md.  Route  S,    (2)  both  sides  of  Route  3OI  from  St.  Charles  ex- 
tending to  just  south  of  La  Plata,  and  (3)  an  area  extending  across  the  north- 
em  portion  of  the  county  generally  west  of  Waldorf  and  east  of  Bryans  Road. 

The  R-2  is  located  generally  south  of  R-1  district  and  predominantly  west  of 
Route  301«   A  small  amount  of  R-1  and  R-2  is  located  in  the^ Hughesville  area. 

The  multi-family  R-M  district  outside  of  St.  Charles  is  confined  to  the  Waldorf 
area. 

St.  Charles  is  the  only  PUD  district  in  the  county. 

The  commercial  zones  are  found  mainly  on  the  Route  3OI  and  Route  5  strip  in 
Waldorf.   Other  commercial  areas  are  found  at  Bryans  Road,  Indian  Head,  Hughes- 
ville,  Benedict,  White  Plains,  Faulkner  and  north  of  the  Potomac  River  Bridge 
adjacent  to  Route  301*  Other  small  commercial  zones  are  scattered  throughout 
the  county. 

The  industrial  zones  are  confined  in  the  Pepco  site  at  Morgantown  and  several 
other  sites  in  the  vicinity  of  White  Plains  and  Waldorf. 

The  remainder  of  the  county  is  in  the  R-3  zone. 

The  Map  does  not  delineate  any  C-1,  HD,  WPC,  or  PUD  zones. 

Somewhat  less  than  half  the  county  is  zoned  R-3j  about  one  quarter  in  R-1  and 
R-2,  and  about  seven  percent  in  R-l5>  R-30,  and  PUD. 


Subdivision  Regulations 

The  Subdivision  Regulations  contain  the  standard  provisions.  There  are  the 
lisual  provisions  for  a  preliminary  plat  and  final  plat.  There  are  the  normal 
provisions  for  sewer  and  water  facilities,  that  is,  the  obligation  of  the 
developer  to  provide  community  facilities  where  such  facilities  are  required 
by  the  Health  Department. 

The  Subdivision  Regulations  were  comprehensively  revised  in  June,  197^.   There 
were  only  three  significant  additions  to  the  regulations  at  that  time: 

1.  That  every  subdivision  of  such  size  to  require  a  community  water 
and  sewer  system  as  specified  by  zoning  or  health  regulations  must 
be  provided  with  such  a  system,  and  the  installation  of  these 
improvements  must  be  completed  within  a  two  year  time  limit  from 
the  time  bonding  is  secured. 

2.  Prior  to  the  approval  of  any  preliminary  or  final  plot  the  Plan- 
ning Commission  must  determine  if  sufficient  public  facilities 
and  services  exist  or  are  programmed  for  the  area. 

3.  A  new  bonding  procedure  was  detailed. 

An  appendix,  "Principles  and  Standards  of  Subdivision  Design",  contains  some 
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general  provisions  allowing  dedication  or  reservation  of  sites  shown  on  the 
comprehensive  plan  for  putlic  use,  or  site  needs  created  by  large  developments 
for  schools,  parks,  etc. 


Other  Pertinent  Laws 

The  General  Assembly  in  1973  added  Section  5»08  to  Article  66B  to  enable  the 
County  Commissioners  of  Charles  County  to  promulgate  regulations  and  procedures 
by  which  the  owner(s)  of  land  intending  to  be  developed  must  compensate  the 
county  for  the  additional  burden  the  development  will  impose  on  public  facili- 
ties o   Such  compensation  must  bear  a  reasonable  relationship  with  the  need  for 
public  facilities  generated  by  the  development,  but  in  no  case  may  it  exceed 
$175  pel"  lot.   Compensation  received  are  to  be  placed  in  a  separate  fund  and 
used  solely  for  the  purposes  stated  in  the  section. 
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DORCHESTER  COUIWY 


Location:  Lower  Eastern  Shore 

1970  Population:   29,U05 

Population  Change:   I96O-I97O  -0.9% 

Largest  Incorporated  Municipality:   Cambridge  11,595 

Plan  Adopted:  ISJk 

Zoning  Adopted:  January  20,  1976 

Subdivision  Regulations:   1972,  amended  1971;,  1977 

Legal  Authority:  Article  66B 

Plan 

The  Comprehensive  Plan  for  Dorchester  County  contains  recommendations  to  pro- 
tect the  natural  amenities  and  to  guide  the  growth  and  development  of  the  county 
through  the  year  2000.  The  Plan  is  based  on  several  inventory  and  analysis 
studies  including:  Background  Report:  Dorchester  County;  Population;  Income 
Analysis;  Housing  Survey;  Fiscal  Review;  and  a  Citizen  Report. 

The  Plan  presents  goals  and  objectives  for  the  county  and  details  specific 
recommendations  for  implementation.   Goals,  objectives,  and  policy  recommenda- 
tions are  developed  for  population,  natural  resources,  economics,  housing,  com- 
munity seirvices,  transportation,  land  use,  cultural  programs,  aesthetics,  pub- 
lic finance,  and  community  and  governmental  relations. 

The  county  adopts  as  its  overall  and  principal  goal  the  maintenance  of  the 
highest  possible  quality  of  life  for  Dorchester  residents.   The  plan  is  devel- 
oped with  the  belief  that  the  county's  best  prospect  for  assisting  its  citizens 
and  achieving  its  goal  is  to  biiild  on  its  traditional  economic  and  natural  re- 
source assets. 

The  county's  economy  is  concentrated  in  its  nine  incorporated  towns  and  numer- 
ous unincorporated  villages.   Commercial  and  governmental  services  as  well  as 
employment  opportunities  are  centered  in  these  commimities.  In  contrast,  the 
county's  natural  resources  provide  its  citizens  with  a  rich  assortment  of 
rivers  and  creeks,  vast  shoreline,  wetlands,  and  wildlife  areas,  and  produc- 
tive forests  and  farmlands. 

To  accommodate  growth  without  serious  adverse  impact  on  natural  resources,  the 
Plan  identifies  "growth  areas"  and  recommends  that  new  development  be  encouraged 
to  locate  within  them.   The  county's  population  and  economic  hub,  Cambridge,  is 
designated  as  the  principal  growth  area.  Four  communities  are  designated  for 
moderate  growth  and  the  county's  other  towns  and  villages  are  recommended  for 
some  small  scale  development.   Additional  commercial,  industrial,  and  intensive 
residential  development  should  generally  locate  within  existing  corporate  limits 
or  the  municipalities  should  annex  the  land  as  a  condition  of  such  development. 
The  county  policy  will  be  to  permit  only  rural  density  residential  development 
in  areas  adjacent  to  the  towns  and  villages. 

To  ensure  maintenance  of  the  county's  open  character  and  natural  resources,  the 
Plan  establishes  "conservation  areas"  to  remain  essentially  undeveloped.  Wet- 
lands, waterfront  areas,  farmland  and  forests  are  principally  designated  as  con- 
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servation  axeas.   The  Plan  recommends  the  preservation  of  marshes,  wetlands, 
and  wildlife  refuges  in  their  natural  state  consistent  with  Maryland  Department 
of  Natural  Resources'  policies  and  regulations.   In  prime  farmland  and  forest 
areas,  the  Plan  recommends  that  agricultural  activities  be  given  priority  over 
all  other  types  of  land  use  and  other  types  of  development  be  severely  restricted. 
Commercial  and  industrial  facilities  serving  agricultural  or  seafood  uses  would 
be  permitted  with  appropriate  regulations. 

Extensive  waterfront  development  would  destroy  the  natural  qualities  that  make 
the  waterfront  areas  economically  and  environmentally  important.  For  this  rea- 
son, these  waterfront  areas  should  remain  in  their  natural  state  to  as  great  a 
degree  as  possible  and  strong  controls  should  be  initiated  to  insure  against 
inappropriate  development. 

To  maintain  an  active,  productive  population,  a  one  percent  annual  growth  rate 
is  sought.   Retention  of  the  county's  young  people  through  expanded  employment, 
education,  and  housing  opportunities  together  with  the  promotion  of  Dorchester 
as  a  retirement  area  will  help  to  attain  this  rate  of  growth. 

The  county  proposes  to  continue  the  expansion  of  manufacturing  and  service 
oriented  industries,  promote  the  seafood  and  agricultural  industries,  and 
encourage  tourism.   The  county  policy  is  to  be  highly  selective  in  soliciting 
and  considering  new  industry  with  emphasis  on  stability  and  growth  potential, 
year  round  employment,  adequate  wage  levels,  and  lack  of  adverse  environmental 
effects.   Intensive  effort  is  needed  to  expand  the  county's  wholesale  and  re- 
tail businesses. 

The  overall  housing  goal  for  the  county  is  to  provide  the  opportunity  for  all 
county  residents  to  live  in  safe,  affordable  housing.   A  range  of  housing  types 
is  encouraged  with  an  emphasis  on  meeting  the  demand  for  low  and  moderate  in- 
come families c   Deficient  housing  should  be  improved  or  removed  if  not  suitable 
for  rehabilitation  and  the  county  shoTxld  adopt  housing  and  building  codes.  The 
Plan  includes  recommendations  that  mobile  homes  be  permitted  on  individual  sites 
and  in  planned  mobile  home  developments,  especially  within  designated  growth 
areas. 

Other  major  policy  recommendations  in  the  Plan  include: 

1.  restoration,  protection  and  utilization  of  historic  buildings 
and  structures; 

2.  support  for  new  multi-lane  bridges  across  the  Choptank  and 
Nanticoke  Rivers,  and  short  bypasses  of  Cambridge  and  Vienna 
to  relieve  Route  50  bottlenecks  in  these  two  areas; 

3.  continue  support  of  harbor,  port  and  rail  improvements; 

I).,   create  at  least  one  large  waterfront  park  near  Cambridge  if 
possible  and  increase  the  number  of  public  boat  landings;  and 

5.  revise  the  Water  and  Sewerage  Plan  to  reflect  the  growth  and 
conservation  area  policies  of  the  Comprehensive  Plan. 
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Zoning  Ordinance 

In  an  effort  to  implement  the  various  planning  proposals  contained  in  the 
recently  adopted  Comprehensive  Development  Plan,  a  new  Dorchester  County  Zoning 
Ordinance  was  adopted  on  January  20,  1976.   This  new  Ordinance  establishes 
eleven  zoning  districts.   A  hrief  summary  of  each  of  these  districts  is  con- 
tained in  the  following  paragraphs. 

A-R  Agricultural  Residential  District  —  Principal  uses  permitted  "by  right 
include  agriculture,  single-family  dwellings,  motile  homes,  conservation  areas, 
timber  growing,  fish  and  game  hatcheries,  etc.  Special  exceptions  requiring 
Board  of  Appeals  approval  include  public  and  quasi-public  uses,  agriculturally 
or  seafood-oriented  businesses,  farm  labor  camps,  churches  and  schools,  solid 
waste  disposal  areas,  waste  water  treatment  plants,  marinas,  mobile  home  parks, 
PUD's,  two-family  dwellings,  etc.  The  minimum  lot  size  required  is  14.0,000 
square  feet  with  a  required  50  foot  front  yard  setback  from  a  county  road  and 
a  100  foot  front  yard  setback  from  a  State  road.  A  20  foot  side  yard  setback 
is  required  on  each  side  and  a  rear  yard  of  60  feet  is  required. 

M-A-R  Maritime-Agricultural-Residential  District  —  Principal  permitted  uses 
are  generally  the  same  as  in  the  A-R  district,  except  that  marinas  are  permitted 
by  right  in  this  district.   Special  exceptions  are  essentially  the  same  as 
those  in  the  A-R  district.  However,  the  M-A-R  district  also  permits  restaurants, 
retail  stores,  personal  service  establishments  and  service  stations  by  special 
exception.   The  minimum  lot  size  in  the  M-A-R  district  is  140,000  square  feet 
and  all  required  building  setbacks  are  the  same  as  in  the  A-R  district. 

R-1  Residential  District  —  The  uses  permitted  by  right  in  this  district  are 
essentially  the  same  as  those  uses  permitted  in  the  A-R  district  except  that 
mobile  homes  are  permitted  by  special  exception  rather  than  by  right  as  in  the 
A-R  district.  Uses  permitted  by  special  exception,  except  for  commercial  and 
industrial  uses,  are  similar  to  those  uses  permitted  by  special  exception  in 
the  A-R  and  M-A-R  districts.  The  minimum  lot  size  required  is  80,000  square 
feet  and  all  required  building  setbacks  are  the  same  as  for  these  two  districts. 
Multi-family  dwellings  are  permitted  provided  they  have  80,000  square  feet  of 
lot  area  per  unit. 

R-2  Residential  District  —  Principal  uses  permitted  by  right  are  essentially  the 
same  as  in  the  R-1  district  with  mobile  homes  again  being  permitted  by  special 
exception.  The  list  of  uses  permitted  by  special  exception  in  the  R-2  district 
is  generally  the  same  as  in  the  R-1  district.  In  addition,  PUD's  are  also  per^> 
mitted  by  special  exception.  The  minimum  lot  size  in  the  R-2  district  is  14.0,000 
square  feet  and  all  building  setbacks  are  the  same  as  for  all  the  previoiisly 
mentioned  districts. 

R-3  Residential  District  —  A  lesser  number  of  principal  permitted  uses  is  in- 
cluded in  this  district  with  only  single-family  dwellings,  agriculture,  conser- 
vation areas  and  drainage  structures  permitted  by  right.  Uses  permitted  by 
special  exception  are  similar  to  those  permitted  in  the  R-2  district.   However, 
additional  uses  permitted  by  special  exception  in  this  district  are  the  produc- 
tion of  livestock  and  poultry,  commercial  grain  dryers,  etc.  A  minimum  lot  size 
of  20,000  square  feet  is  required  without  approved  central  water  and  sewer  sys- 
tems, while  10,000  square  feet  is  required  when  those  systems  are  available. 

E-1  Nei^borhood  Business  District  —  The  intent  of  this  district  is  to  provide 
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areas  for  "businesses  which  sell  convenience  goods  and  services  to  serve  local 
neighborhoods.  Retail  stores,  restaurants,  personal  service  businesses,  banks, 
and  professional  offices,  are  permitted  by  right.  Neighborhood  shopping  cen- 
ters are  pennitted  by  special  exception  provided  they  do  not  exceed  5>000 
square  feet. 

B-2  Specialized  Business  District  —  It  is  the  intent  of  this  district  to  pro- 
vide for  the  continued  existence  and  operation,  as  well  as  for  the  reasonable 
expansion,  of  existing  maritime  and  agricultxirally  oriented  businesses  located 
in  rural  or  residential  areas  of  the  county.   The  collection,  processing,  pack- 
ing, storage,  and  selling  of  agricultural  or  seafood  products  is  iriherently 
permitted  in  this  district  provided  all  structures  used  for  processing  are  at 
least  200  feet  from  any  property  line  abutting  property  in  the  A-R,  M-A-R,  R, 
B,  or  I-l  districts. 

B-3  General  Business  District  —  This  district  is  intended  to  provide  appropriate 
locations  for  intensive  commercial  activities.  Retail  stores,  personal  sei^vice 
businesses,  office  buildings,  banks,  motels,  and  service  stations,  are  permitted 
inherently.  Drive-in  restaurants  and  billboards  are  permitted  by  special  excep- 
tion. 

I-l  Light  Industrial  District  —  It  is  the  intent  of  this  district  to  provide 
areas  for  light  industrial  activities  which  can  be  housed  within  buildings  so 
that  they  do  not  adversely  affect  nearby  residential,  business,  and  institu- 
tional developments.  Examples  of  permitted  principal  uses  include:   agriculture, 
printing  and  publishing  plants,  lumber  yards,  light  warehousing  and  distribution, 
grain  dryers  and  the  manufacturing  or  processing  of  cosmetics,  pharmaceuticals 
and  food  products. 

1-2  Heavy  Industrial  District  —  This  district  provides  for  mamofacturing,  pro- 
cessing, and  storage  uses  which  should  be  separated  from  other  uses  because  of 
characteristics  which  may  adversely  affect  these  uses,  but  which  are  not  overly 
harmful  to  the  environment.   The  permitted  uses  in  this  district  include  essen- 
tially all  the  activities  permitted  in  the  Light  Indiistrial  district  and  the 
following  additional  uses:   truck  and  freight  terminals,  inflammable  liquid 
storage  and  wholesale  distribution,  sawmills,  and  contractor  staging  yards. 

C  Conservation  District  —  This  district  is  designed  to  preserve  and  protect 
the  natural  resources  and  natural  character  of  the  county's  \mdeveloped  areas. 
Uses  permitted  include:   conservation  areas,  agriculture,  timber  growing, 
drainage  structures  and  fish  and  game  hatcheries. 

Zoning  Map 

The  Zoning  Map  generally  reflects  the  overall  development  philosophy  recommended 
in  the  197U  Comprehensive  Development  Plan.   The  more  intensive  development  zones 
are  concentrated  around  existing  developed  communities  such  as  Cambridge,  East 
New  Market,  Hurlock,  Vienna,  Church  Creek,  Secretary,  and  Linkwood.   The  majority 
of  the  outlying  areas  of  the  county,  particularly  in  the  northern  half,  are 
zoned  agriculture  (A-R).  However,  in  the  southern  half  of  the  county,  there 
are  large  tracts  of  land  zoned  M-A-R  along  the  Honga  River  and  in  the  Taylor's 
Island  area.   A  large  percentage  of  the  southern  half  of  the  county  is  also 
zoned  conservation  (C).   This  area  encompasses  primarily  the  Blackwater  National 
Wildlife  Refuge  area  and  the  Pishing  Bay  Wildlife  Management  area. 
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Subdivision  Reie^ilations 

The  Subdivision  Regulations  are  detailed.   Special  eniphasis  is  placed  on  de- 
scribing the  step-by-step  procedure  for  processing  a  subdivision  plat.   A  sam- 
ple application,  a  check  list  for  sketch  plan,  preliminary  plan,  and  final  plan, 
and  block  wordings  for  the  County  Highway  Department  and  Health  Department  are 
a  part  of  the  Regulations  for  reference. 

The  Subdivision  Regulations  do  not  exempt  a  specified  number  of  lots  from  the 
subdivision  process.   The  Subdivision  Regulations  exempt  the  addition  of  ad- 
joining parcels  or  the  exchange  of  land  between  adjoining  owners.   Also  exempt 
is  the  division  of  land  for  bon-a-fide  agricultural  purposes,  including  marsh- 
land and  woodlands,  into  tracts  of  five  (5)  acres  or  more.   These  Regulations 
simplify  the  process  for  getting  approval  for  minor  subdivisions  under  certa.in 
conditions. 

The  Dorchester  County  Subdivision  Regulations  are  reviewed  and  revised  annually 
by  the  Subdivision  Ordinance  Task  Force. 


-70- 


FREDEEICZ  COUNTY 


1970  Population:   81+, 92? 

Population  Change:   I96O-I97O   +l5-5% 

Largest  Incorporated  Municipality:  Frederick  23,61;1 

Plan  Adopted:   1972 

Zoning  Adopted:   1959?  amended  to  April,  1971+,  Comprehensive  Change 

and  Readoption,  January,  1977 
Subdivision  Regulations:   1965,  amended  to  May,  197U,  Comprehensive 

Change  and  Readoption,  May,  1975 
Legal  Authority:   Article  66B 

Plan 

The  Plan,  adopted  in  1972,  was  preceded  "by  numerous  background  studies.   As  a 
result,  only  a  general  summary  of  existing  conditions  is  given  in  the  Plan  re- 
port.  Frederick  County  is  noted  for  its  abundance  of  natural  beauty  and  re- 
sources in  the  form  of  a  varied  and  idyllic  landscape,  fertile  soils,  valuable 
mineral  deposits,  and  large  quantities  of  siorface  and  subsurface  water  supplies. 
The  county  is  well  balanced  in  its  age  composition,  while  population  is  growing 
at  an  increasing  pace  as  a  result  of  in-migration.   The  Plan  notes  that  the 
county  economy  is  both  viable  and  diversified. 

Problems  listed  in  this  report  include:  misuse  of  natural  resources;  wasteful 
use  of  land;  pollution  of  streams;  soil  erosion;  large  segment  of  population 
not  properly  housed;  and  public  services  not  adequate. 

The  report  estimated  the  1970  population  at  91,600  (actual  8I|.,927)  and  projected 
1980  population  at  123,700  and  the  year  2000  at  237,300. 

The  development  pattern  recommended  is  the  "satellite  pattern"  as  opposed  to 
sprawl  or  corridor  patterns.   This  pattern  focuses  strongly  on  the  City  of  Fred- 
erick with  secondary  focal  points  at  other  regional  centers.   The  lowest  devel- 
opment densities  are  planned  for  the  mountains  and  on  the  sides  of  the  lower 
ridges.   The  best  agricultural  lands  are  also  planned  to  be  in  low  densities. 
Industrial  and  commercial  areas  are  still  located  predominantly  in  Frederick, 
but  a  large  proportion  of  industrial  land  is  also  located  in  other  areas,  espe- 
cially those  with  railroad  or  good  freeway  access. 

Two  exceptions  to  the  satellite  pattern  are  recommended.   Corridor  development 
patterns  axe  recommended  for  the  area  bordering  Interstate  70S  and  the  area 
between  Walkersville  and  Frederick  City. 

The  Plan  recommends  an  "environmental  unit  concept".  This  approach  subdivides 
the  county  into  units  called  regions,  districts,  communities,  and  neighborhoods. 
These  units  will  serve  as  the  service  areas  for  public  facilities  and  ultimately 
as  socio-economic  centers  of  hiiman  activity  and  development.  Development  will 
take  place  at  a  broader  scale  on  large  tracts,  at  increased  densities  and  with 
an  increased  mix  of  land  uses. 

The  Plan  for  Frederick  County  is  essentially  a  goal,  objective  and  policy  plan. 
The  land  use  pattern  described  will  result  from  application  of  the  policies 
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expressed.   The  Plan  is  detailed  in  describing  the  implementing  actions  and  map 
application  of  specific  policies  keyed  to  three  basic  goals: 

1.  Conservation  of  Natural  Resources 

2.  A  Quality  Living  Environment  for  All 

3.  A  Sound,  Balanced  and  Diversified  Economy 

Land  Use  Categories  —  The  Plan  provides  the  following  categories  of  land  use: 

Open  Space  and  Conservation  -  Open  space  is  defined  as  locations  where 
structural  development  is  prohibited  due  to  physiographic  constraints. 
Conservation  is  further  subdivided  into  mountain  areas  and  stream 
valleys.  Mountain  areas  have  predominantly  slopes  of  25%  or  over  or 
lesser  slopes  where  soil  is  particularly  prone  to  erosion  together 
with  areas  of  particular  scenic  value.  Uses  recommended  include 
summer  camps,  parks,  houses  on  "very  large  lots"  (two  acre  minimum). 
Stream  valley  controls  are  recommended  for  the  100  year  flood  (struc- 
tures permitted  where  inhabited  floors  are  above  100  year  level )o 

Rural  Reserve  and  Resource  -  This  category  is  further  subdivided  into 
water  supply  conservation  areas,  prime  farmlands  and  rural  nonfarm 
areas. 

Water  supply  areas  are  those  draining  into  existing  or  programmed  water 
supply  reservoirs  and  land  at  the  headwaters  of  streams.  Uses  encouraged 
are  forests,  parks,  and  "housing  on  very  large  lots"  (one  acre  minimum). 

Prime  farmland  areas  are  described  as  the  most  productive  lands  in 
terms  of  the  county's  cxxrrent  and  potential  agricultural  activities  and 
not  lying  in  the  immediate  path  of  advisable  development  extensions. 
Agricultural  use  is  encouraged  although  single-family  homes  on  minimum 
half  acre  lots  are  permitted.   No  use  would  be  prohibited  absolutely 
in  these  areas;  rezonings  would  be  permitted  "when  consistent  with 
other  county  development  policies  and  plans". 

Rural  nonfarm  areas  are  beyond  reach  of  sewerage  extensions  for  the  next 
15  to  20  years.   A  one  acre  minimum  lot  size  is  recommended  in  these 
locations. 

Low  Density  Residential  -  This  type  of  development  is  recommended  to 
fill  the  demand  for  primarily  single-family  dwellings  in  a  scenic-rural 
setting  and  to  provide  "spillover"  space  around  areas  of  more  intense 
development.  These  areas  have  the  potential  for  public  water  and 
sewerage  service.  Housing  density  is  one  to  five  units  per  acre. 

Medium  Density  Residential  -  This  category  is  designed  to  fulfill  the 
demand  for  single-family  and  town  houses  in  a  rural-urban  setting  at 
densities  requiring  public  water  and  sewerage.   Recommended  densities 
are  five  to  eleven  units  per  acre. 

High  Density  Residential  -  Recommended  densities  are  ten  to  eighteen 
■units  per  acre. 

Urban-High  Density  Residential  -  Development  within  this  category- 
would  require  a  special  application  to  the  Planning  and  Zoning  Com- 
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mission.  Water,  sewerage,  and  other  putlic  facilities  must  be  shown 
to  "be  adequate  to  develop  residential  units  in  accordance  with  per- 
mitted densities.   The  Urban-High  Density  Residential  category  is 
intended  for  areas  adjoining  the  City  of  Frederick.  Recommended 
densities  are  between  18  and  kS   units  per  acre. 

The  Plan  also  recommends  the  following  industrial-commercial  land  use  categories: 
light  industrial,  neighborhood  commercial,  community  commercial,  district  com- 
mercial, regional  commercial,  county  commercial,  and  highway  service  commercial. 

Zoning  Ordinance 

Frederick  County  has  recently  updated  its  l8-year  old  Zoning  Ordinance.  Adopted 
in  January,  1977  after  over  a  year  in  preparation,  the  new  ordinance  is  substan- 
tially different  from  the  one  it  replaced. 

Reacting  to  the  massive  growth  which  the  county  has  experienced  in  recent  years 
(51%  of  all  county  homes  have  been  built  since  1971)?  much  of  which  occurred  on 
large  lots  in  irural  areas,  the  county  revised  its  Zoning  Ordinance  to  permit 
more  intensive  use  of  land  in  some  zoning  districts,  but  significantly  less 
activity  in  others.   The  intent  was  to  more  effectively  direct  new  growth  to 
areas  designated  in  the  county's  Comprehensive  Plan  as  development  areas.  Toward 
this  end,  the  coimty  classified  approximately  91%  of  all  county  lands  as  either 
"Conservation"  or  "Agricultrural" .   In  these  two  zoning  districts,  development 
activity  is  strictly  regulated. 

The  Conservation  district  regulations  were  modified  to  increase  the  minim:um  lot 
area  from  two  acres  per  dwelling  unit  to  five  acres  per  dwelling  unit.   In  addi- 
tion, no  new  subdivision  streets  are  permitted  to  be  established  in  the  Conser- 
vation district. 

The  Agricultural  district,  which  covers  approximately  66%  of  county  land,  has 
also  been  modified  to  strictly  control  development  within  its  bounds.  ¥hereas 
the  old  regulations  permitted  one  dwelling  unit  per  acre  in  the  Agricultural 
district,  new  regulations  allow  only  three  lots  to  be  subdivided  from  a  parcel 
of  record  as  of  the  date  of  the  adoption  of  the  ordinance.  A  minimum  lot  size 
of  one  acre  is  set.  For  development  to  a  greater  density  to  be  permitted,  the 
parcel  must  be  rezoned  to  a  higher  classification. 

Within  the  Agricultural  district,  the  preferred  use  is  agriculture. .  Therefore, 
farming  operations  shall  not  be  restricted  in  deference  to  other  uses. 

The  Ordinance  establishes  six  residential  districts  ranging  in  density  from  one 
dwelling  unit  per  acre  up  to  sixteen  per  acre. 

Three  commercial  districts  are  established:  Village  Center  (VC),  General  Com- 
mercial (GG),  and  Highway  Service  (HSO).   The  "VC"  district  is  a  new  concept  in 
the  county.   It  is  intended  to  provide  commercial  services  to  rural  populations 
by  utilizing  established  rural  commercial  areas  within  the  various  commercial 
centers  for  the  surrounding  rural  areas. 

Finally,  the  Ordinance  establishes  three  industrial  zoning  districts:   Limited 
Industrial  (LI) ,  General  Industrial  (GI),  and  Mineral  Mining  (MM) .  The  main 
difference  between  the  "LI"  and  "GI"  districts  is  the  establishment  of  a  series 
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of  performance  criteria  applicable  to  industries  in  the  "LI"  zone.   Those  indus- 
tries able  to  meet  those  criteria  (which  basically  control  nuisance  factors) 
will  be  permitted  to  locate  there. 

The  "MM"  zone  is  a  floating  zone  which  provides  for  the  application  of  a  special 
set  of  regulations  to  mitigate  the  unique  side  effects  of  mining  operations. 

Other  sections  of  the  new  Ordinance  provide  for  the  establishment  of  PDD's,  the 
prohibition  of  land  development  activity  in  the  100-year  flood  plain,  and  a 
"use  it  or  lose  it"  provision  which  requires  the  County  Planning  Commission  to 
review  any  rezoning  case  two  years  after  a  rezoning  was  granted.   If  substan- 
tial construction  has  not  begun,  the  County  Planning  Commission  may  institute 
a  rezoning  action  to  return  the  land  to  its  previous  classification. 

A  special  provision  in  the  Ordinance  exempts  all  subdivisions  which  had  received 
preliminary  plat  approval  from  the  requirements  of  the  new  Ordinance.   This 
"grandfather  clause"  permits  final  plat  approval  and  development  of  nearly 
3,000  lots  which  would  have  been  illegal  under  the  terms  of  the  new  Ordinance. 

Zoning  Map 

Shortly  after  it  adopted  major  revisions  to  the  text  of  its  Zoning  Ordinance, 
Frederick  County  adopted  a  new  Zoning  Map. 

Approximately  25%  of  the  county  is  zoned  "Conservation".   Almost  all  this  land 
is  in  mountainous  and  other  steep  slope  areas  as  well  as  all  lOO-year  flood- 
plains. 

Some  66%  of  the  county  is  in  the  Agricultural  district.  The  rationale  behind 
locating  this  zone  was  simply  to  cover  all  areas  in  the  county  except  those 
zoned  "Conservation"  which  are  undeveloped  or  which  have  not  been  subdivided. 

The  rest  of  the  county  was  zoned  to  a  classification  consistent  with  the  exist- 
ing land  use. 

The  new  county  Zoning  Map  reflects  basically  what  exists.   The  county  has  chosen 
to  achieve  conformance  of  Zoning  Map  and  Plan  through  individual  rezonings 
rather  than  a  comprehensive  map  amendment. 

Subdivision  Regulations 

Frederick  County  adopted  a  revised  set  of  Subdivision  Regulations  in  May,  1975- 
The  content  is  fairly  standard,  spelling  out  procedures,  general  requirements, 
and  design  standards. 

Major  provisions  include  measures  to  prohibit  development  within  flood  plains, 
to  control  sediment,  and  preserve  natural  cover.   A  section  stating  what  improve- 
ments are  required  as  a  condition  for  subdivision  approval  is  also  contained. 
These  improvements  include  gas,  electric,  and  telephone  utilities,  water  and 
sewer  facilities,  storm  water  management  facilities,  and  street  and  sidewalk 
construction. 
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GAREETT  COUMY 


Location:     Western  Maryland 

1970  Popiolation:      21,U76 

Population  Change:      I96O-I97O     +5.2% 

Largest  Incorporated  Municipality:      Oakland     1,786 

Plan  Adopted:      197U 
Zoning  Regulations:      1971 
Sutdi vision  Regulations:      None 
Legal  Authority:      Article   66B 

Plan 

The  recently  adopted  Development  Plan  for  Garrett  County  is  the  product  of  a 
detailed  survey  and  analysis  of  the  county,  together  with  its  incorporated 
municipalities.   Limitations  and  opportunities  for  Garrett's  growth  were  sum- 
marized in  a  report  entitled  "A  Close  Look  at  Garrett  County".  This  background 
report  analyzed  natural  features,  population,  the  economy,  transportation, 
recreation,  community  facilities,  history,  land  use,  housing  and  finances. 
Special  attention  was  given  to  the  Deep  Creek  Drainage  Basin  due  to  the  in- 
tense development  and  environmental  pressures  in  this  resort  and  recreation 
area. 

The  Plan  outlines  goals  and  more  specific  objectives  in  three  general  categories. 
These  include  goals  for  people,  goals  for  land  and  facilities,  and  goals  for 
citizen  participation.   The  goals  are  translated  into  recommendations  for  par- 
ticular kinds  of  development  and  development  patterns  in  the  county^   Suggested 
patterns  and  uses  reflect  consideration  of  soils,  geology,  slope,  highway 
access,  utilities,  existing  uses,  etc. 

Land  Use  Categories  — Eight  land  use  categories  are  established. 

Rural  Development  -  Geographically,  this  category  includes  almost  all 
of  the  privately  owned  land  in  the  county.   In  effect,  the  rural  devel- 
opment category  is  the  land  remaining  after  designating  areas  for  the 
other  eight  categories.   The  category  will  accommodate  almost  every 
possible  kind  of  land  use  ranging  from  homes  to  farms,  mines,  businesses 
and  industries.  The  only  uses  that  would  be  completely  prohibited  are 
activities  which  are  now  controlled  by  county  or  State  regulations  be- 
cause they  constitute  public  health  or  safety  hazards. 

Private  Recreation  and  Open  Space  Category  -  Recreation  is  one  of  the 
most  important  sectors  of  the  economy  and  the  Plan  proposes  to  strengthen 
and  expand  the  role  of  recreation  as  a  source  of  economic  benefit.  This 
category  includes  existing  major  private  recreation  areas  and  subdivi- 
sions for  recreation-oriented  second  homes.   Also  included  are  private 
farms  surrounded  by  State  forest  lands  with  the  recommendation  that 
they  be  retained  in  productive  agricultural  "open  space"  uses.  Also 
included  are  lands  with  alluvial  and  high  water  table  soils  poorly 
suited  for  development.  Recreation  of  the  highest  quality  and  maximum 
diversity,  permitting  maximum  opportunity  by  private  businesses  is 
encouraged. 
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Pu"blic  Recreation  and  Open  Space  -  Over  18  percent  of  county  land  area 
consists  of  State  and  Federal  park,  open  space,  forest  and  conservation 
lands.   This  category  includes  all  of  the  land  that  is  now  publicly 
owned  for  recreation,  forestry,  open  space  or  other  public  purposes. 
Also  included  in  this  category  is  land  that  is  being  recommended  for 
future  acquisition  as  recreational  sites.   The  category  is  intended 
to  accommodate  and  encourage  a  wide  variety  of  uses  ranging  from  pre- 
servation of  designated  wildlands,  through  conservation  (by  sound, 
active  timber  management),  to  developed  recreational  facilities. 

Special  attention  is  given  to  efforts  to  preserve  the  Youghiogheny 
River  and  its  setting.   The  Plan  recommends  that  to  preserve  the  River, 
the  government  mu^t  purchase  easements  and/or  the  development  rights 
to  the  land  around  it.   This  will  allow  the  River  to  remain  in  its 
natural  state  without  removing  a  substantial  amount  of  property  from 
the  tax  rolls.  Public  ownership  is  recommended  only  in  places  where 
public  access  or  facilities  are  planned. 

Lake  Residential  -  Low  density  residential  and  other  open,  low  intensity 
uses  are  included  in  this  category  which  encompasses  the  Deep  Creek  Lake 
drainage  basin.   The  intent  is  to  reduce  the  amount  of  impact  of  devel- 
opment and  thus  safeguard  the  purposes  for  which  the  Lake  is  intended. 
The  need  to  regulate  growth  in  the  Deep  Creek  Lake  area  is  particularly 
important  because  the  land  area  could  easily  house  a  population  far  in 
excess  of  the  Lake's  capacity  to  accommodate  recreational  activities. 
The  cluster  approach  to  development  is  encouraged  as  a  desirable  option 
at  a  one  acre  per  dwelling  unit  average  density.   Besides  residential 
development,  farming,  forest  management,  and  private  recreation  busi- 
nesses are  encouraged. 

Suburban  Residential  -  This  category  is  intended  to  apply  to  areas 
planned  for  single-family  residences  and  related  public  and  semi-public 
uses.   A  20,000  square  feet  minimum  lot  size  is  proposed  and  is  applied 
to  areas  where  central  sewerage  is  not  now  anticipated.  However,  a 
density  pattern  is  created  that  would  not  preclude  later  installation 
of  a  community  sewerage  system. 

Town  Residential  and  Town  Center  -  These  categories  apply  to  more  com- 
pact village  or  small  town  settlements.  Densities  range  from  three  to 
four  dwelling  units  per  acre  in  the  Town  Residential  to  four  and  five 
units  per  acre  in  the  Town  Centers.  Town  Center  areas  contain  more  of 
a  mixture  of  residential,  commercial  and  seirvLce  uses. 

Commercial  -  These  areas  pi?ovide  a  place  for  commercial  enterprises 
that  cannot  function  well  in  Town  Center  locations  because  they  need 
large  buildings  and  parking  lots  and/or  outdoor  storage  areas.  Uses 
include  highway  service  related  activities. 

Employment  Center  -  Many  Garrett  County  residents  are  unemployed  or 
underemployed.  Young  adults  are  forced  to  leave  the  county  to  find 
jobs.  To  attract  "clean"  light  manufacturing  industry  to  improve  the 
employment  base,  areas  are  recommended  to  be  reserved  exclusively  for 
such  enterprises. 

The  Plan  includes  a  highway  classification  system  and  establishes  right  of  way 
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standards.   A  major  proposal  is  to  divert  throiogh  traffic  on  U.S.  219  in  the 
Deep  Creek  Lake  area  and  to  improve  the  connection  from  the  Oakland  urban  area 
to  the  National  Freeway  by  constinacting  a  new  major  highway  in  the  eastern  part 
of  the  coijnty. 

Plan  Map  —  The  Plan  Map  essentially  depicts  existing  development  patterns  in 
the  comity.  Provision  is  made  for  suburban  residential  expansion  around  exist- 
ing urban  centers.   Employment  areas  are  designated  generally  in  urban  centers. 
Two  town  centers  are  proposed  in  the  Deep  Creek  Lake  drainage  basin  at  McHeniy 
and  Thayerville.  Public  open  space  areas  are  consolidated,  suggesting  that 
certain  land  be  returned  to  private  ownership.   Expansion  of  public  open  space 
is  depicted  along  the  You^iogheny  River  corridor  and  other  areas  to  "round 
out"  public  land  holdings. 

Zoning  Ordinance 

Adopted  June  19755  this  Ordinance  replaced  the  interim  zoning  ordinance  adopted 
in  June  1971 •   The  Ordinance  presently  applies  only  to  the  Deep  Creek  Watershed. 
It  is  so  designed  to  be  applicable  to  the  entire  county.   It  is  the  Commissioners 
intent  to  adopt  zoning  by  watershed/planning  area  as  the  need  arises  or  at  such 
time  when  citizens  demand  zoning  via  petition. 

The  Ordinance  establishes  seven  zoning  districts.   The  provisions  of  each  are 
described  below. 

Rural  Development  Districts  —  The  piirpose  of  this  district  is  to  accommodate 
continued  growth  and  development  throughout  the  rural  areas  of  the  coionty,  while 
providing  minimum  standards  and  safeguards  against  detrimental  activities.  Agri- 
ciilture  and  residential  development  are  permitted  subject  to  applicable  State 
health  requirements.  Most  types  of  commercial,  industrial,  and  mining  uses  are 
treated  as  special  exceptions  so  that  the  owners  of  nearby  properties  will  have 
the  opportunity  to  present  oral  and  written  testimony  supporting  or  opposing 
such  development;  the  Board  of  Appeals  must  then  consider  the  testimony  and 
may  establish  reasonable  requirements  to  safeguard  the  public  welfare. 

Lake  Residential  Districts  —  By  limiting  residential  development  to  a  relatively 
low  average  density,  this  district  is  intended  to  help  reduce  pressures  for 
overdevelopment  and  overcrowding  which  would  threaten  the  public  health,  safety, 
and  welfare  by  undermining  property  values,  jeopardizing  investments,  threaten- 
ing the  tax  base,  causing  pollution,  creating  health  and  safety  hazards,  and 
endangering  the  balance  of  ecological  systems  within  the  Lake's  drainage  basin. 
Besides  low-density  residential  use  and  continued  faiming  and  forestry,  this 
district  also  is  intended  to  help  reduce  possible  pressure  for  over-use  of  the 
Lake  surface  by  accommodating  certain  types  of  land-based  family  oriented  recrea- 
tion facilities;  these  facilities,  operated  as  private  businesses,  would  be 
treated  as  special  exceptions  to  ensure  adequate  safeguards  to  preventing  nui- 
sances to  adjoining  properties. 

Suburban  Residential  Districts  —  This  district  provides  for  subiarban  type  resi- 
dential subdivision  development  in  areas  adjoining  towns  and  villages  and  other 
parts  of  the  county  where  centralized  sewage  treatment  facilities  are  not  ex- 
pected to  be  available.  Development  is  thus  permitted  at  moderate  density  con- 
sistent with  State  health  standards,  and  the  residential  areas  are  protected 
from  the  intrusion  of  incompatible  non- residential  uses. 
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Town  Residential  Districts  —  Where  centralized  sewerage  facilities  exist  or 
might  be  made  available,  development  can  safely  proceed  at  somewhat  higher 
densities.   The  Town  Residential  District  is  intended  to  recognize  existing 
town  and  village  development  and  their  logical  extensions;  it  accommodates  a 
variety  of  residential  uses,  plus  the  types  of  "convenience"  retail  commer- 
cial uses  desirable  to  serve  residential  areas. 

Town  Center  Districts  —  The  core  areas  within  towns  and  villages  generally 
contain  a  mutually  beneficial  mixture  of  residential,  commercial,  and  public 
service  uses.   Continuation  of  this  pattern  of  development  is  accommodated  by 
the  Town  Center  Districts. 

Commercial  Districts  —  Outside  of  town  and  village  areas,  the  mixture  of  resi- 
dential and  commercial  or  industrial  activities  generally  is  not  desirable  be- 
cause of  problems  such  as  noise  and  traffic.  Major  commercial  areas  thus  are 
designated  solely  for  retail  sales  and  services  and  related  activities. 

Employment  Center  Districts  —  Existing  major  industries  and  areas  which  are 
ideally  suited  for  desirable  types  of  light  industrial  development  because  of 
their  proximity  to  major  highways,  utility  services  and  popiolation  centers  are 
designated  as  Employment  Centers.   Because  of  the  urgent  need  to  promote  the 
public  welfare  by  encouraging  additional  employment  opportunities,  such  land 
should  not  be  pre-empted  by  other  permanent  uses,  and  is  therefore  designated 
solely  for  manufacturing  and  related  activities  which  would  provide  new  jobs  in 
the  county's  economy. 

The  Ordinance  further  provides  special  provisions  for  flood  plains,  general 
and  particular  performance  standards  for  extractive  industries,  and  mobile  home 
parks,  planned  residential  development  (clusters),  commercial  campgrounds, 
travel  trailer  camps  and  resorts.   Special  provisions  are  also  listed  for 
lakeshore  development. 

The  Ordinance  regulates  signs,  off-street  parking  requirements,  and  nonconfor- 
mities.  The  office  of  zoning  administrator  is  created  for  the  purpose  of 
issuing  pennits,  conducting  site  reviews  and  in  general  to  provide  for  the 
daily  implementation  and  enforcement  of  the  Ordinance. 

A  Board  of  Appeals  is  established  for  the  purpose  of  interpretation  of  the 
Ordinance,  granting  a  variance  or  approving  a  special  exception. 

Zoning  Map 

The  Map  of  Zoning  Districts  in  Garrett  County  covers  only  the  Deep  Creek  Waters 
shed. 


Subdivision  Regulations 

Garrett  County  has  no  subdivision  regulations  although  the  county  does  have 
minimum  standards  for  new  streets  to  be  accepted  into  the  county  roads  system. 
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HAEFORD  COUNTY 


Location:   Baltimore  Region 

1979  Population:   115,378 

Population  Change:   I96O-I97O  +50.ij.% 

Largest  Incorporated  Municipality:   Aberdeen  12,375 

Master  Plan  Adopted:  February  I8,  1977 
Zoning  Adopted:   1957?  amended  February  8,  1977 
Subdivision  Regulations:   1959?  amended  to  November  8,  1973 
Legal  Authority:  Harford  Coxonty  Charter 

Plan 

The  Harford  County  Master  Plan  adopted  on  May  I8,  1977  includes  an  introductory 
chapter  explaining  the  need  for,  and  the  legal  status  of  the  Plan,  and  the  follow- 
ing major  elements:  Goals,  Objectives  and  Policies;  Implementation  Tools;  Land 
Use,  Community  Facilities;  Housing;  Transportation;  Natural  Features;  Economy. 

The  Land  Use  element  describes  the  existing  land  use  regulations,  and  analyzes 
existing  conditions  and  land  use  patterns.   There  is  also  an  explanation  of  the 
population  projection,  holding  capacity  and  development  factors  utilized  in  for- 
mulating 1996  land  use  designations.   The  county  expects  a  1996  population  of 
200,000  (over  67,000  more  than  the  1973  popiolation  of  132,361j.),  and  has  used  a 
holding  capacity  ratio  of  2.5  to  1.   This  means  that  for  eveiy  additional  dwelling 
unit  projected,  the  Plan  allocates  sufficient  land  to  accommodate  2.5  units.  This 
extra  allocation  of  land  for  development  will  assure  that  a  sufficient  area  is 
available  should  population  increase  be  greater  than  anticipated  and  also  allow 
the  new  residents  a  choice  of  location  and  housing  type. 

The  land  use  map  indicates  three  types  of  centers  with  seirvices  scaled  to  inten- 
sities to  be  served:   Community  Centers,  Village  Centers,  and  Neighborhood  Centers. 
Designated  community  centers  are  Fallston,  Campus  Hills,  Emmorton,  and  Joppatowne, 
as  well  as  the  three  incorporated  towns  of  Bel  Air,  Aberdeen  and  Havre  de  Grace. 
Planned  high  and  high  medium  intensity  development  is  generally  located  in  and 
around  these  community  centers,  all  in  the  southern,  urbanized  portion  of  the 
county.   The  Village  Centers  are  designed  as  a  focal  point  for  the  centralization 
of  activities  and  services  for  rural  areas.   The  Route  i4.0/l-95  corridor  is  desig- 
nated to  receive  the  majority  of  future  industrial  development.   Other  land  use 
types  designated  include  natural  featiires  protection  areas,  existing  and  proposed 
recreation,  rural  residential,  very  low  intensity,  and  low  intensity.   The  latter 
two  intensities  and  the  higher  intensities  are  located  within  the  proposed  urban- 
ized growth  area. 

The  Community  Facilities  element  includes  proposals  for  schools;  an  extensive  sys- 
tem of  parks  and  open  space  along  major  stream  valleys;  and  public  buildings, 
including  government  offices,  libraries,  fire  houses,  health  services,  and  air- 
ports. 

The  plan  for  utilities  and  public  services  recommends  that  public  water  and  sewer 
services  be  limited  to  those  areas  designated  for  higher  intensity  growth.   In 
general  this  is  the  southern  portion  of  the  county  and  the  towns  where  substantial 
urbanization  will  occur  in  the  next  twenty  years.   The  remainder  of  the  county  will 
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remain  in  its  ruxal  character  depending  on  private  systems. 

This  section  also  includes  a  general  discussion  of  storm  drainage  and  solid  waste 
disposal. 

The  Plan  also  gives  a  general  description  of  zoning  and  suhdivision  regulations 
and  shows  how  these  ordinances  can  encourage  development  patterns  recommended  in 
the  Plan  text. 

In  November ,  1972,  voters  of  Harford  County  adopted  the  charter  form  of  govern- 
ment.  Prior  to  this,  Harford  County  was  under  the  general  planning  and  zoning 
laws  set  forth  in  Article  66B.   The  charter  creates  a  Department  of  Planning  and 
Zoning  with  responsibilities  for  the  preparation  of  zoning  ordinances  (although 
this  is  not  stated  in  the  charter),  and  the  administration  of  the  zoning  and  sub- 
division regulations.  Final  subdivision  approval,  however,  is  given  by  the  County 
Executive.   The  charter  also  authorizes  the  County  Council  to  employ  a  Hearing 
Examiner.   At  the  present  time,  the  Hearing  Examiner  grants  variances  and  special 
exceptions  with  the  right  of  appeal  de  novo  to  the  County  Go-uncil,  and  the  Hear- 
ing Examiner  holds  hearings  on  zoning  amendments,  although  these  are  granted  by 
the  County  Council.   A  Planning  Advisory  Board  is  created  to  advise  the  Director 
of  Planning  and  the  County  Council  relating  to  master  plans,  zoning  maps,  and 
zoning  and  subdivision  regulations.   The  Planning  Advisory  Board  also  renders 
advice  on  the  capital  budget.   Harford  County  does  not  have  a  Board  of  Appeals. 
In  summary,  the  charter  creates  a  structure  whereby  planning  and  zoning  are  under 
the  administrative  direction  of  the  Department  of  Planning  and  Zoning  headed  by 
the  Planning  Director.   The  County  Council  enacts  plans,  zoning  regulations,  and 
subdivision  regulations,  grants  zoning  amendments  and  hears  appeals  on  special 
exceptions  and  variances.   In  addition,  the  Planning  Advisoiy  Board  advises  on 
planning  and  zoning  matters  and  the  capital  budget,  and  a  Hearing  Examiner  takes 
testimony  on  zoning  amendments,  and  grants  exceptions  and  variances  subject  to 
appeal  to  the  County  Council. 

Zoning  Ordinance 

A-1  Agricultural  District  -  On  February  8,  1977,  Harford  County  enacted  an  amend- 
ment to  the  Zoning  Ordinance,  repealing  and  re-enacting  Article  7  concerning  the 
A-1  Agricultural  District.  The  effect  of  the  amendment  is  to  allow  a  limited 
amoijnt  of  residential  subdivision  activity,  beyond  the  conveyance  of  lots  to 
immediate  family  members  of  the  property  owners  -  a  restriction  contained  in  the 
repealed  1973  amendment  which  was  found  unconstitutional. 

Permitted  uses  in  the  "A-1"  district  include  agriculture,  recreational  facilities, 
houses  of  worship,  certain  public  buildings  and  utility  lines,  and  single-family 
dwellings  on  lots  not  less  than  two  acres  when  subdivided  according  to  certain 
provisions: 

1.  The  total  number  of  lots  subdivided  from  a  larger  parcel  or  conti- 
guous parcels  in  common  ownership,  whose  area  is  20  acres  or  more, 
shall  not  exceed  one  per  each  ten  acres  of  the  parcel.   Additionally, 
one  lot  may  be  conveyed  to  each  immediate  family  member  of  the  owners. 

2.  A  parcel  that  is  11  to  20  acres  may  be  subdivided  only  once,  one  lot 
of  two  or  more  acres  creating  two  building  lots. 
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R-1  Suburban  Residence  District  —  Principal  permitted  uses  include  single- 
family  dwellings  on  20,000  square  foot  lots,  schools,  churches,  public  buildings 
and  public  parks.   Conditional  uses  include  country  clubs  and  golf  courses, 
hospitals  and  sanitariums,  cemeteries,  public  utility  structures  and  sand  and 
gravel  operations. 

R-2  Urban  Residence  District  —  Principal  permitted  uses  include  single-family 
dwellings  on  lots  of  10,000  square  feet  and  any  other  uses  permitted  in  the  R-1 
District.   Conditional  uses  are  the  same  uses  permitted  in  the  R-1  District. 
However,  nursery  schools  and  child  care  centers  are  permitted  as  conditional 
uses  in  this  district. 

R-3  Multi-Family  Residence  District  —  Principal  permitted  uses  include  single- 
family  units  on  lots  of  7>500  square  feet,  semi-attached  units  on  lots  of  5? 000 
square  feet  per  unit,  and  any  other  uses  permitted  in  the  R-2  District.   Condi- 
tional uses  include  uses  permitted  in  the  R-2  District,  clubs,  multi-family 
units  on  tracts  of  12,000  square  feet,  and  community  development  projects. 

B-1  Neighborhood  Business  District  —  Permitted  uses  include  uses  provided  in  the 
R-3  District  and  local  retail  business  or  service  establishments,  including  office, 
restaurants  and  gasoline  stations.   Regulations  are  established  to  insure  all 
sales,  except  gasoline,  to  be  within  the  structures  and  setbacks  from  adjacent 
residential  uses. 

B-2  Community  Business  District  —  Permitted  uses  include  uses  permitted  in  the 
B-1  District  and  any  community  oriented  retail  business  or  service  establishment 
such  as  a  department  store. 

B-3  General  Business  District  —  Principal  permitted  uses  include  uses  permitted 
in  the  B-2  District,  tourist  homes  and  produce  stands,  tourist  camps  and  trailer 
camps  on  two  acre  lots,  community  recreational  facilities  and  wholesale  business 
and  warehousing. 

ly^l  Light  Industrial  District  —  Principal  permitted  uses  include  uses  provided 
in  the  B-3  District  except  dwellings,  schools,  and  institutions  for  human  care; 
manufacturing  processing  and  packaging  of  cosmetics,  pharmaceuticals,  and  food 
products  (except  fish  and  meat  products,  etc.). 

M-2  General  Industrial  District  —  Principal  permitted  uses  include  uses  allowed 
in  the  M-1  District  and  industries  such  as  meat  packing,  producing  noxious  odors, 
noise  or  air  pollution.   Conditional  uses  include  jimk  yards  and  petroleum  refin- 
ing. Prohibited  uses  are  institutions  for  human  care. 

I-P  Indus trial -Park  District  —  "The  purpose  of  this  District  is  to  provide  attrac- 
iive  sites  for  industries  at  efficient  locations  in  a  park-like  environment  planned 
for  research,  production  or  distribution  facilities...  The  regulations  are  estab- 
lished to  provide  industrial  development  compatible  with  surrounding  residential 
areas."  Permitted  uses  include  many  uses  permitted  in  the  M-1  District  and  re- 
search and  testing  laboratories,  office  buildings  and  commercial  facilities  to 
serve  industries  in  the  park.  Prohibited  uses  include  new  dwellings,  mobile 
homes  or  trailer  parks  and  institutions  for  human  care. 

I-A-P  Industrial  Air  Park  District  —  This  is  to  be  implemented  at  the  Aldino- 
Churchville  Airport. 
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FP  Flood  Plain  Zone  District  —  Certain  uses,  such  as  agriculture,  airport  land- 
ing strips,  private  and  public  recreational  uses,  etc.  ,  which  have  a  low  flood 
damage  potential  and  no  potential  for  obstructing  flood  flows,  are  permitted  in 
flood  hazard  areas.  Wo  buildings  are  permitted  on  the  plain.   No  alteration  to 
water  course  is  permitted  without  a  hearing  and  conditions  established. 

Storm  Water  Management  —  This  Ordinance  provides  for  storm  water  controls  for 
all  land  disturbing  activities  in  Harford  County.   The  law  seeks  to  prevent  land 
erosion  from  storms,  and  to  establish  standards  for  the  construction  of  Storm 
Water  Systems. 

Coastal  Zone  —  The  county  is  a  participant  in  the  Coastal  Zone  Program  which 
seeks  to  establish  policies  pertaining  to  the  use  of  coastal  resoTirces.   The 
program  has  responsibility  to  identify  issues  that  effect  the  environment  in 
the  coastal  zone  and  make  appropriate  recommendations. 

Critical  Areas  —  Harford  County  has  designated  areas  in  the  county  as  critical 
according  to  State  law.  These  critical  areas  focu^  on  the  county's  water  re- 
sources, and  management  techniques  have  been  recommended  to  protect  them.  Elvers 
and  streams,  wetlands,  and  other  water  sources  have  been  identified  and  recom- 
mended as  critical  areas. 

Official  Map  —  CIP  Map  —  The  Department  of  Planning  and  Zoning,  in  conjunction 
with  the  County  Council, developed  the  Capital  Improvement  Program  map  and  ordi- 
nance. The  map  is  prepared  annually  and  reflects  the  county's  adopted  budget. 
The  Council  then  has  a  clear  pictixce  of  each  departmental  request  (project 
location,  actual  need,  etc.)  and  whether  the  proposal  conforms  to  the  goals  and 
objectives  of  the  County  Master  Plan.  The  project  designations  are  approximate 
locations  only  and  should  not  be  misconstrued  for  actual  site  acquisition. 

Zoning  Map 

The  vast  majority  of  the  county  is  zoned  A-1,  Agriculture.   There  are  substantial 
residential  districts  in  the  southern  portion  of  the  county  from  the  Baltimore 
County  border  to  the  Susquehanna  River,  aroimd  Bel  Air,  in  a  corridor  south  from 
Bel  Air,  and  in  a  corridor  west  from  Bel  Air  to  the  Baltimore  County  border. 
There  are  smaller  residential  districts  throughout  the  county.   There  are  indus- 
trial areas  in  the  1-95  corridor,  around  the  Conowingo  Dam,  around  Cardiff  and 
Whiteford,  and  in  other  areas  of  the  county.   There  appears  to  be  substantial 
commercial  zoning  around  Bel  Air,  and  in  the  transportation  corridors. 

Subdivision  Regulations 

Both  the  Subdivision  Regulations  and  the  Zoning  Ordinance  were  adopted  in  the 
1950 's  and  prior  to  the  adoption  of  the  Comprehensive  Plan  in  I966. 

A  subdivision  is  now  defined,  by  reason  of  an  amendment  adopted  February,  1977 » 
to  include  any  division  of  land  into  two  or  more  lots  for  any  development  purposes, 
and  by  any  means  (i.e.,  will)  except  divisions  of  land  for  purely  agricultural 
purposes. 

Under  the  county  regulations,  the  subdivision  must  conform  to  the  county  Plan,  the 
Major  Road  Plan,  Town  Development  Plans  (inside  and  within  one  mile  of  coirporate 
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limits),  and  the  county  Zordng  Ordinance.   Subdivision  of  land  for  development 
subject  to  periodic  flooding  is  not  permitted.   The  county  may  also  require  cer- 
tain improvements  in  subdivisions  in  areas  with  poor  drainage  or  other  adverse 
physical  conditions. 

The  subdivider  must  complete  the  required  improvements  prior  to  obtaining  build- 
ing permits.  He  may  furnish  the  county  with  a  cash  deposit  or  performance  bond 
in  lieu  of  completing  the  land  improvements. 

Minimum  requirements  are  given  for  streets  and  roads,  sidewalks  and  crosswalks, 
installation  of  sewerage  facilities  where  public  systems  exist,  storm  drainage, 
street  trees,  street  name  signs,  construction  and  blocks  and  lots. 

There  are  two  stages  to  the  approval  process.   In  the  first  stage  the  subdivider 
submits  the  preliminary  subdivision  plan  containing: 

1.  Title  information. 

2.  Information  as  to  existing  physical  conditions  (e.g.,  acreage, 
topographic,  boundary  lines,  determined  by  Coionty  Health  Officer's 
percolation  tests,  etc.). 

3.  Infonnation  as  to  proposed  development  (e.g.,  lot  arrangement  and 
size,  street  layout,  location  of  utilities,  septic  reserve  areas, 
etc. ) . 

The  preliminary  is  reviewed  by  the  Development  Advisory  Committee  (county  and 
State  agencies  which  are  affected  by  development).   The  Director  of  the  Depart- 
ment of  Planning  and  Zoning,  in  consultation  with  other  county  agencies,  approves 
the  preliminary  plan.  Preliminary  approval  is  valid  for  one  year,  but  extension 
approvals  up  to  five  years  are  permitted. 

The  second  stage,  the  final  subdivision  plat,  requires  more  detailed  information 
than  the  preliminary  plan.   The  final  plat  may  include  all  or  part  of  the  pre- 
liminary plan.  Final  subdivision  plats  are  reviewed  by  the  Planning  Department 
and  other  county  agencies.   The  County  Executive  has  final  authority  over  the 
approval  or  disapproval  of  final  subdivision  plats. 
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EOWABD  comwy 

Location:  Baltimore  Metropolitan  Region 
1970  Population:   61,911 
Population  Change:   I96O-I97O   '-71.3% 
Largest  Incorporated  Municipality:  None 

General  Plan  Adopted:   December  6,  1971  ^J  the  Howard  County  Council 

Zoning  Regulations  Adopted:  May  I6,  I96I,  amended  to  October  3,  1977 

Subdivision  Regulations  Adopted:  March  I4.,  197U 
Legal  Authority:   Howard  County  Charter 

Plan 

The  General  Plan  is  a  comprehensive,  well-presented  analysis  and  set  of  recom- 
mendations.  It  embraces  some  very  basic  concepts,  such  as  delineating  the  10 
year  development  area  as  the  area  to  be  served  under  the  10  year  water  and 
sewer  plans,  but  also  sets  forth  some  new  methods  of  land  use  classification 
such  as  distinguishing  between  those  areas  committed  for  development  within 
the  10  year  period  and  those  which  should  be  developed  within  the  same  time 
frame. 

The  Plan  contains  a  number  of  planning  objectives;  a  section  dealing  with 
expected  growth;  sections  setting  forth  the  proposed  land  classifications; 
a  section  on  the  neighborhood  concept;  a  section  on  non- residential  land  use 
classifications;  sections  on  public  facilities,  such  as  highways,  water  and 
sewer,  schools,  fire  services,  etc.;  a  section  on  historical  buildings  and 
sites;  and,  finally  a  section  setting  forth  statistical  data.   Among  this 
statistical  data  is  a  table  showing  total  acres  covered  by  each  existing 
zoning  designation. 

The  Plan  addresses  development  policies  with  a  view  to  the  year  I98O  and  the 
year  2000.   The  specific  development  policies  are  directed  to  the  year  I98O. 
It  also  projects  a  population  of  16^,000  by  the  year  I98O  and  260,000  by  the 
year  2000.   It  also  notes  that  the  Baltimore-Washington  population  is  expected 
to  double  by  the  year  2000  and  predicts  that  the  Howard  County  population 
will  quadruple.  Finally,  the  Plan  gives  major  emphasis  to  the  corridor 
between  Washington  and  Baltimore  created  by  Routes  1,  29,  and  1-95 • 

Development  Policies  —  The  Plan  proposes  two  planning  concepts:  conservation 

level  and  development  level. 

The  conservation  level  consists  of  three  main  groups.  First  is  conservation 
reserve.   These  are  areas  outside  the  10  year  water  and  sewer  plan,  but  with- 
in the  30  year  plan.   On  the  map  this  is  the  roughly  central  and  central- 
westeim  portion  of  the  county.   Three  acre  minimum  lot  sizes  are  recommended 
here  to  discourage  premature  development.   The  second  group  is  irural  conser- 
vation. This  is  the  area  outside  the  30  year  water  and  sewer  plan.  It  is 
generally  the  most  western  portion  of  the  county,  although  a  substantial  por- 
tion of  it  parallels  the  Montgomery  County  line  down  to  Route  29  and  encom- 
passes the  watershed  of  the  main  Patuxent  River.   Three  acre  zoning  is  recom- 
mended here  also.   The  third  category  is  conservation  protection.  This  cate- 
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gory  includes  stream  valleys,  100  year  flood  plain  and  "valuable  ecological 
or  scenic  resources".  The  Plan  proposes  alternative  methods  to  keep  these 
areas  in  permanent  conservation  status.   The  table  at  the  end  of  the  Plan 
shows  that  conservation  reserve  encompasses  30 > 873  acres;  rural  conservation, 
U5j871  acres;  and  conservation  protection  29,163  acres.   The  total  conserva- 
tion acres  are  105,817  out  of  a  county  total  of  160,6^0.   The  existing  lowest 
density  zoning  district  (R-90  -  .US   dwelling  unit  per  acre)  encompasses  only 
5,1+02  acres. 

The  second  basic  concept  is  "development  level".   This  is  a  technique  for 
dealing  with  the  remaining  portion  of  the  county,  that  within  the  10  year 
water  and  sewer  plan  and  not  conservation  protected.   The  development  level 
concept  attempts  to  recognize  the  five  existing  centers  of  the  county  and  to 
have  these  centers  grow  in  an  orderly  fashion  with  the  high  intensity  uses  in 
the  center  of  each  designated  center  and  development  gradually  becoming  less 
dense  as  it  spreads  out.   The  emphasis  on  existing  centers  is  designed  to 
prevent  growth  outward  from  Columbia.   The  five  existing  centers  are:  Ellicott 
City,  KLkridge-Savage  corridor.  North  Lauxel,  Hammond  Branch  -  Route  29  area, 
and  Columbia. 

Within  the  "development  level",  the  Plan  proposes  three  separate  categories. 
The  first  is  called  "development  area".  For  the  development  areas,  the  Plan 
proposes  various  uses,  and  also  recommends  that  an  "optional  method"  of  dev- 
elopment be  allowed  to  provide  some  flexibility  of  design  and  of  uses  such 
as  limited  commercial  facilities  in  a  residential  complex.   The  second  cate- 
gory is  "stable  area".  Here  the  Plan  seeks  to  recognize  those  areas  of  the 
county  where  the  development  pattern  is  established  and  it  would  not  be  appro- 
priate to  propose  changes.   Examples  of  stable  areas  include:   existing  neigh- 
borhoods where  the  character  of  the  community  has  been  established;  tracts 
where  the  suxrounding  uses  indicate  the  appropriate  use,  such  as  a  tract  sur- 
rounded by  industrial  sites;  land  effectively  committed  for  a  certain  type  of 
development,  such  as  the  New  Town  district;  and,  finally,  land  where  there  is 
an  intention  to  maintain  the  existing  character,  such  as  the  large  tract 
occupied  by  Doughregan  Manor. 

A  third  technique,  following  "development  area"  and  "stable  area"  is  "redevelop- 
ment area".  These  are  areas  which  are  substandard  or  obsolescent  and  where 
upgrading  from  the  existing  land  uses  should  be  encouraged. 

In  summary,  therefore,  the  Howard  County  General  Plan  recognizes  that  the 
county  has  been  subject  to  some  degree  of  development,  and  that  the  Plan's 
recommendations  should  realistically  account  for  existing  and  planned  develop- 
ment. 

Specific  Land  Use  Recommendations  —  A  section  of  the  Plan  is  entitled  Struc- 
tioral  Framework.   This  contains  sub-sections  on  the  neighborhood;  residential 
development;  and  non- residential  development.   The  neighborhood  is  suggested 
as  a  social  concept  to  be  physically  defined  as  the  area  served  by  an  elemen- 
tazy  school,  or  roughly  5»000  persons.   A  map  shows  the  projected  neighbor- 
hoods.  The  Plan  recommends  that  a  variety  of  housing,  limited  commercial 
facilities  and  community  services  be  provided  for  each  neighborhood.   There 
are  specific  recommendations  for  joining  recreational  and  educational  facili- 
ties. 

A  section  entitled  "residential  development"  predicts  that  in  1970-1985 »  75% 
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of  new  residential  growth  will  come  from  Columbia.   It  states  a  number  of 
specific  objectives,  such  as  providing  low  and  moderate  income  housing. 

There  are  detailed  provisions  for  commercial  activities.   The  smallest  is 
the  convenience  center  for  the  neighborhood.   This  might  include  three  or 
foiir  stores.   The  next  is  the  community  commercial  center  for  a  population 
of  15 » 000  to  20,000  people,;   The  graphic  plan  does  not  show  the  first  two 
centers.   These  would  be  in  the  four  areas  of  development  outside  Columbia. 
The  final  category  is  the  regional  shopping  center  which  is  to  be  located  in 
Columbia. 

The  Plan  projects  major  industrial  sites  along  the  U,S.  1  corridor.  It 
recommends  a  large  scale  redevelopment  of  much  of  the  existing  Route  1  uses 
to  make  the  area  better  suited  for  industrial  development. 

Miscellaneous  Comments  —  The  remaining  sections  of  the  Plan  -  the  highways 
plan,  etc.  -  will  not  be  discussed  in  detail.   Some  of  them  are  quite  interest- 
ing, such  as  detailed  proposals  for  location  and  method  of  arrangement  for 
parks.   The  Plan  identifies  thirty  churches,  burial  grounds,  homes,  public 
buildings  and  bridges  as  being  of  historical  significance  and  recommends  that 
plaques  be  erected  and  the  historic  btiildings  and  sites  be  photographed. 

Land  Use  Plan  —  The  Land  Use  Plan  shows  that  a  very  considerable  portion  of 
the  county,  principally  the  central  and  western  sections,  is  designated  as 
conservation  area  and  slated  for  very  low  density  development.  There  are  areas 
shown  as  "conservation  protection"  (flood  plains,  stream  valleys,  unique  natu- 
ral areas)  throughout  the  county. 

Within  the  "development  level",  the  area  within  the  10  year  water  and  sewer 
plan,  the  Plan  makes  detailed  development  recommendations  and  appears  to  follow 
property  lines  in  some  instances.  A  large  portion  of  the  "stable  area"  is 
residential  and  the  Plan  states  that  the  residential  stable  areas  constitute 
15,625  acres.  The  development  areas  are  extensive  and  include  11,611  acres 
of  low  density  residential,  8,983  acres  of  medium  density  residential,  1,867 
acres  of  high  density  residential,  and  7? 259  acres  of  basic  employment.   The 
statistics  for  development  area  classify  Columbia  as  a  development  area,  al- 
though the  other  portions  of  the  Plan  include  it  as  a  stable  area. 

There  is  substantial  commercial  and  high  intensity  development  shown  in  the 
five  designated  county  centers,  Ellicott  City,  Elkridge- Savage  corridor,  North 
Laurel,  Hammond  Branch  -  Route  29,  and  Columbia. 

The  neighborhoods  are  delineated  on  a  separate  map  and  some  of  the  rural 
neighborhoods  encompass  very  large  areas. 

Recommended  Housing  Plan  —  In  March  1975,  the  Howard  County  Office  of  Planning 
and  Zoning  published  a  Recommended  Housing  Plan  based  on  the  growth  policies 
of  the  County  General  Plan.   The  Housing  Plan  includes  a  wealth  of  information 
concerning:  population  growth  and  population  characteristics  such  as  age,  in- 
come, employment;  number  and  condition  of  existing  housing  units;  change  in 
owner  occupancy  for  non-white  residents;  and  number  and  location  of  over- 
crowded units.   Based  on  an  analysis  of  available  data  on  trends  and  conditions, 
there  are  projections  of  amount  and  types  of  housing  needed  in  the  county 
through  1990.   The  Housing  Plan  recognizes  the  need  to  provide  adequate  housing 
opportunities  for  certain  segments  of  the  population,  such  as  those  with  low 
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and  moderate  incomes,  the  elderly  and  handicapped,  minorities,  and  of  par- 
ticular interest,  Howard  Coxmty  government  employees,  many  of  whom  cannot 
presently  afford  decent  housing  within  the  county. 

One  interesting  facet  of  the  Housing  Plan  is  the  neighborhood  focus  for  resi- 
dential planning.   During  the  preparation  of  the  Housing  Plan,  the  Guilford 
area  was  selected  for  a  prototype  plan;  many  of  the  planning  techniques  and 
implementation  strategies  developed  during  preparation  of  the  Guilford  Plan 
were  incorporated  into  the  county-wide  Plan,  and  are  "being  utilized  in  pre- 
paring development  plans  for  other  older  neighborhoods  throughout  the  coxmty. 
The  Housing  Plan  also  includes  a  priority  rating  system  to  assist  decision 
makers  in  the  selection  of  other  neighborhoods  for  intensive  planning  for 
preservation  and  development. 

The  coxmty  government  has  followed  the  recommendations  of  the  Housing  Plan  and 
subsequent  neighborhood  plans  whenever  resources  have  permitted.  Many  indivi- 
dual zoning  decisions,  as  well  as  the  draft  Comprehensive  Zoning  Plan,  reflect 
an  awareness  of  the  goals  and  policies  of  the  Housing  Plan.  Coijnty  agencies 
are  assisting  residents  and  planners  in  the  development  of  neighborhood  plans, 
and  are  implementing  specific  recommendations  when  feasible.  The  Recommended 
Housing  Plan  has  also  served  as  a  basis  for  applications  for  State  and  federal 
funds,  particularly  HUD  Community  Development  Block  Grant  funds o 

Zoning  ReiS:ulations 

The  Zoning  Regulations,  adopted  on  October  3?  1977 >  are  the  second  major  set 
of  land  use  regulations  adopted  pursuant  to  a  General  Plan  of  Howard  County, 
adopted  in  1971  by  the  County  Council,  the  legislative  body  of  Howard  Coimty. 

Residential  Districts  —  There  are  seven  residential  districts:  R,  R-20,  R-12, 
RSC,  RSA,  RAl,  and  EMH.  The  first  three  are  single-family  detached  and  do  not 
permit  other  uses  which  are  considered  to  be  greatly  inconsistent.   The  main 
distinction  between  the  districts  is  lot  size.   The  R  District  requires 
130,000  square  feet;  R-20  requires  20,000  square  feet;  and  R-12  requires  12,000 
square  feet,  respectively,  if  both  public  water  and  sewer  are  utilized.  The 
R-20  District  permits  a  reduced  lot  size  to  li|,000  square  feet  if  a  propor- 
tionate amount  of  open  space  is  provided  within  the  same  development.   This 
provision  is  also  permitted  in  the  R-12  District  for  a  lot  size  reduction  to 
SjUOO  square  feet. 

There  are  two  medium  density  residential  districts  which  provide  for  both 
single-family  attached  and  detached  dwelling  units.   These  districts  are  the 
RSC  (Residential  Single  Cluster)  at  four  (I4.)  units  to  the  acre  and  the  RSA 
(Residential  Single  Attached)  at  eight  (8)  units  per  acre.   In  addition,  a 
garden  apartment  district.,  RAl,  was  adopted  at  a  density  of  fifteen  (l5) 
units  per  acre.   All  three  districts  require  twenty  (20 )  percent  open  space 
and  the  use  of  public  water  and  sewer. 

The  Zoning  Regulations  contain  special  districts  for  mobile  home  parks,  RMH, 
at  eight  (8)  units  to  the  acre  and  permit  campgrounds  as  a  special  exception 
in  any  district. 

Commercial  Districts  —  The  first  two,  B-1  and  B-2,  are  both  designed  for 
normal  retail  uses.   The  B-2  district  permits,  in  addition,  amusement  and 
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recreation  uses  and  a  number  of  other  more  varied  uses.   There  are  special 
provisions  for  automobile  service  stations.   They  are  permitted  by  special 
exception  in  the  Shopping  Center,  B-2  and  manufacturing  districts  (M-1,  M-2 
and  id)  .   Site  plan  review  is  reqxxired  and  authorization  is  to  be  given  only 
upon  a  finding  of  a  definite  need.  There  is  a  special  district  for  shopping 
centers,  S.C.,  which  requires  a  minimum  size  of  ten  acres.  The  shopping 
center  district  may  be  established  on  the  Zoning  Map  or  it  may  be  created 
upon  petition  to  the  Zoning  Board.  Another  commercial  district  is  the 
Planned  Mercantile  Listricto   This  involves  a  minimum  area  size  of  25  acres 
and  permits  a  wide  variety  of  uses  such  as  department  stores,  theaters,  etc. 
The  Planned  Mercantile  District  is  a  "floating  zone"  created  by  the  Zoning 
Board  and  is  intended  for  a  high  quality  type  of  development.   There  is  no 
specific  requirement  that  the  location  of  Planned  Mercantile  be  consistent 
with  the  General  Plan.  A  new  business  district  classification  is  the  POR 
District  (Planned  Office  Research)  which  has  a  minimum  area  requirement  of 
five  (5)  acres.   Emphasis  is  given  to  the  development  of  planned  and  well- 
designed  office  and  research  activities  that  are  of  relatively  low  density 
and  intensity  that  can  be  used  as  buffers  between  existing  residential  areas 
and  existing  business  and  manufacturing  areas. 

Industrial  Districts  —  There  are  three  manufacturing  districts.   The  M-1  Dis- 
trict and  M-2  District  permit  a  range  of  light  to  heavy  industrial  uses. 
Residential  and  general  commercial  uses  are  excluded.   The  M-2  District  per- 
mits all  the  M-1  uses  and,  in  addition,  other  uses  such  as  bulk  storage  of 
oil,  gas  manufactiire,  etc.  Finally,  there  is  the  ID  District  designed  for 
the  "large  industrial  complex"  imder  single  ownership.   This  requires  a  mini- 
mum area  size  of  3OO  acres.  Generally  all  manixfacturing  uses  are  permitted 
with  certain  exceptions  such  as  "boiler  making"  and  "stone  crusher".  The 
district  was  designed  for  the  location  of  the  large  General  Electric  Appliance 
Park  adjacent  to  Columbia.   The  district  is  not  a  "floating  zone",  but  is  a 
planned  development  with  preliminary  reviews  required. 

Mew  Town  —  This  is  the  district  for  the  new  city  of  Columbia.   It  requires 
a  minimum  area  of  2,500  acres.   The  New  Town  District  is  a  "floating  zone" 
created  by  the  Zoning  Board.   This  is  a  very  elaborate  statute  with  extensive 
provisions  governing  the  types  of  uses,  open  space  requirements,  community 
water  and  sewer  facilities,  public  transportation,  school  and  recreational 
sites,  and  density  standards.   It  is  not  possible  here  to  give  a  detailed 
analysis  of  this  statute.   The  regulations  provide  for  continuing  review  of 
development  proposals  by  the  Planning  Board  as  the  New  Town  is  developed. 
This  is  the  epitome  of  non-Euclidean  zoning  in  that  the  New  Town  "district" 
may  contain  residential,  commercial,  industrial  and  recreational  uses.  The 
district  establishes  a  maximum  overall  density  of  2.5  dwelling  imits  per 
acre.  One  of  the  criteria  to  be  considered  in  passing  on  a  petition  for 
creation  of  a  New  Town  is  the  appropriateness  of  the  proposed  location  in 
light  of  the  recommendations  of  the  General  Plan. 

Miscellaneous  Provisions  —  In  addition  to  zoning  districts,  the  Regulations 
contain  miscellaneous  provisions  for  off-street  parking,  et  al.   The  Zoning 
Regulations  have  a  separate  section  dealing  with  the  granting  of  special 
exceptions  and  variances  by  the  Board  of  Appeals.  There  are  a  number  of 
listed  special  exceptions  which  may  be  granted  in  the  M-2  district  and  a 
provision  for  professional  and  business  offices  in  residential  areas.   Gen- 
erally, the  district  regulations  do  not  contain  special  exceptions  for  each 
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district,  as  is  the  ciistomaiy  practice,  and  the  special  exceptions  which  may 
be  granted  are  quite  limited. 

LeiS:al  Authority  and  Procedvire  for  Planninis:  and  Zoning;  —  Howard  County  adopted 
a  Charter  on  November  5?  1968.   There  is  no  State-wide  act  applicable  to  char- 
ter counties  for  planning  and  zoning  other  than  a  sentence  in  the  Express 
Powers  Act,  Article  25  of  the  Annotated  Code,  enabling  charter  counties  to 
plan  and  zone. 

Following  adoption  of  the  Charter,  the  County  Council  enacted  Bill  No.  3  which 
sets  forth  the  methods  and  procedures  for  zoning  in  Howard  County.   This  local 
legislation  constitutes  the  County  Council  as  the  Zoning  Board  for  Howard 
County,  and  authorizes  the  Zoning  Board  to  adopt  zoning  regulations,  establish 
districts  and  make  amendments.   The  language  used  is  the  traditional  language 
formerly  found  in  Article  66B  of  the  Annotated  Code  of  Maryland  prior  to  its 
revision  in  1970.   Thus,  the  Howard  County  Council,  sitting  as  the  Zoning 
Board  for  Howard  County,  enacts  zoning  regulations  and  makes  amendments o   The 
Office  of  Planning  and  Zoning  is  charged  with  planning  and  zoning  responsi- 
bilities c   These  include  preparation  and  revision  of  a  Master  Plan  for  land 
use  and  land  conservation  in  accordance  with  guidelines  prepared  by  the  Plan- 
ning Boardc   This  must  be  done  at  least  once  every  five  years,  and  the  Master 
Plan  is  adopted  by  the  Council.  The  Department  also  prepares  zoning  and  sub- 
division rules  and  regulations  for  adoption  by  the  Council.   It  also  makes 
findings  on  reclassifications  which  it  submits  to  the  Planning  Board  and 
findings  on  "all  other  zoning  applications"  -  primarily  special  exceptions 
and  variances  -  which  it  submits  to  the  Board  of  Appeals. 

The  Planning  Board  members  are  appointed  by  the  Coimty  Executive  and  confirmed 
by  the  County  Council.   Their  activities  include  recommendations  on  all  mat- 
ters to  the  Council  involving  planning  and  zoning,  issuance  of  guidelines  for 
the  Master  Plan  and  recommendations  on  capital  programs.   The  Planning  Board 
is  advisory  except  that  it  does  have  approval  power  over  specific  development 
plans  for  development  in  a  New  Town  District. 

The  Board  of  Appeals  -  appointed  by  the  Council  -  hears  appeals  from  orders 
relating  to  zoning.   Since  the  Office  of  Planning  and  Zoning  administers  the 
zoning  and  subdivision  regulations,  the  Board  of  Appeals  -  which  has  other 
duties  in  addition  to  zoning  matters  -  woiold  hear  appeals  from  orders  of  the 
Planning  Office  and  applications  for  variances  and  special  exceptions. 


Zoning  Map 

Howard  County  first  established  zoning  districts  in  19U8  p\irsuant  to  the 
authority  conferred  by  a  public  local  law  of  the  General  Assembly.   The  coijnty 
adopted  its  most  recent  General  Plan  in  1971  and  the  latest  Comprehensive  Zon- 
ing Map  was  adopted  in  1977 »  based  upon  the  recommendations  of  the  Plan. 

The  principal  districts  which  appear  on  the  Zoning  Map  are  R,  97 > 000  acres; 
R-20,  29,000  acres;  and  New  Town,  1U,000  acres.   The  total  area  of  Howard 
County  is  l60,000  acres.  The  central  and  western  portions  of  the  county  are 
zoned  in  the  R  District.   The  New  Town  District  is  located  in  the  central- 
east  portion  of  the  county  with  the  outparcels  adjoining  the  new  town  zoned 
R-20,  R-12,  and  RSC.   The  northeastern  portions  around  Ellicott  City  and 
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Elkridge  are  zoned  R-20,  as  well  as  south  of  the  new  town  east  of  Route  29- 

It  is  important  to  realize  that  the  New  Town  zoning  of  Columbia  is  sufficient 
to  hold  a  population  estimated  at  over  100,000  persons  when  development  of 
the  community  is  completed  sometime  after  1985 •   There  is  a  large  amoiint  of 
tourist- trailer  park  zoning  along  Route  1;  and  a  large  amoung  of  industrial 
zoning  in  the  Route  1  corridor  to  the  Howard  County-Anne  Arundel  County  line. 
There  is  a  large  manufacturing  zone  at  the  intersection  of  Routes  29  and  I4.O. 
Most  of  the  R-12  zoning  also  appears  to  be  located  along  the  Route  1  cor- 
ridor, and  there  is  limited  RSA,  RSC,  and  RAl  zoning.   The  remaining  zones 
are  scattered  throughout  the  east-central  and  eastern  portions  of  the  county 
in  relatively  small  districts,  adjoining  the  existing  commimities  of  Ellicott 
City,  Elkridge,  Guilford,  Savage  and  North  Laurel. 

Subdivision  and  Land  Development  Regulations 

The  Subdivision  and  Land  Development  Regulations  are  the  first  land-use  regula- 
tions to  follow  the  adoption  of  the  1971  General  Plan.   The  Regulations  set 
forth  very  detailed  procedures  and  standards  for  land  development  and  incor^ 
porate  some  advanced  planning  techniques. 

Historically,  subdivision  regulations  were  developed  to  deal  with  the  sale  of 
individual  lots  and  the  abuses  which  occurred  in  lot  sales.   Subdivision  regu- 
lations normally  took  effect  only  when  land  was  divided.   The  Howard  County 
Regulations  have  the  traditional  applicability  to  a  division  of  land,  but  also 
apply  to  land  development;  for  example,  to  apartments  which  may  not  necessarily 
involve  a  division  of  land.  In  recognition  of  this  expanded  scope,  the  Regula- 
tions are  entitled  "Subdivision  and  Land  Development  Regulations". 

The  basic  definition  of  subdivision  is  any  division  of  land  into  lots  or  par- 
cels for  the  purpose  of  sale,  transfer,  development,  etc.   There  are  a  number 
of  further  definitions  relating  to  the  following  types  of  subdivisions:   a 
division  of  land  containing  not  more  than  foiir  lots  fronting  on  an  existing 
county  or  State  road;  a  resubdivision  of  a  previously  recorded  tract  of  land; 
a  division  of  land  into  five  or  more  lots  having  a  lot  size  of  five  acres  or 
greater  located  outside  the  metropolitan  district;  and  a  division  of  land 
into  lots  having  a  gross  area  of  20  acres  or  more  with  each  parcel  having 
access  to  a  road  or  street.   Subdivisions  meeting  the  basic  definition  must 
comply  with  all  the  provisions  of  the  Subdivision  Regulations.   A  division  of 
land  to  provide  for  conveyance  to  an  adjoining  and  contiguous  property  is  con- 
sidered as  merged  and  not  creating  a  separate  lot.   Such  division  if  not  within 
a  previously  recorded  subdivision  does  not  have  to  comply  with  any  of  the 
Subdivision  Regulations. 

The  Regulations  provide  for  a  review  committee  which  is  an  advisory  group  to 
the  Planning  Director.   The  review  committee  includes  representatives  of  the 
Department  of  Public  Works,  the  Health  Department,  the  Department  of  Education, 
the  Department  of  Recreation  and  Parks,  the  Eire  Administrator,  the  Soil  Con- 
servation District,  and  the  Maryland  State  Highway  Administration. 

The  Subdivision  and  Land  Development  Regulations  specify  three  basic  procedures: 
the  sketch  plan,  the  preliminary  plan,  and  the  final  plan.   Approval  of  the 
preliminary  plan  is  valid  for  one  year,  after  which  approval  may  be  withdrawn 
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upon  certain  conditions.  The  Regulations  spell  out  in  great  detail  the 
standards  for  the  sketch  plan,  preliminary  plan  and  the  final  plan. 

The  definition  of  flood  plain  is  quite  broad:   "That  area  which  would  be 
innundated  by  storm  water  run-off  equivalent  to  that  which  would  occur  from 
a  rainfall  of  100  year  frequency,  assuming  total  development  of  the  watershed 
as  shown  in  the  General  Plan  of  the  county".   Any  substantial  development 
within  the  100  year  flood  plain  is  prohibited.   The  land  may  be  acquired  by 
the  county  if  it  is  shown  as  part  of  a  stream  valley  park  upon  the  General 
Plan,  or  the  land  may  be  dedicated  to  a  home  owners '  association.  Where  it 
is  not  acquired  or  dedicated,  the  flood  plain  may  be  included  within  the 
boundary  of  a  lot,  but  the  minimum  area  of  the  lot  according  the  Zoning  Regu- 
lations may  not  include  that  area  within  the  flood  plain. 

The  Regulations  contain  detailed  provisions  for  the  dedication  or  reservation 
of  public  sites  and  open  spaces.  Mandatory  dedication  of  open  space  sites  may 
be  required  dependent  upon  the  density  of  development.  For  example,  for  a 
density  development  of  1.0  to  2.5  dwelling  units  per  acre,  four  percent  of 
the  project  area  must  be  set  aside  as  open  space;  and  the  open  space  percen- 
tage rises  to  1$%  when  the  density  reaches  11  dwelling  xmits  per  acre.  Where 
the  open  space  requirement  does  not  provide  open  space  in  parcels  of  five  acres 
or  more,  the  developer  is  required  to  pay  a  fee  of  $200  per  lot  or  dwelling 
unit  in  place  of  the  dedication.   There  are  standards  setting  forth  what  pro- 
portion of  open  space  land  may  be  steep  slopes,  lakes  and  flood  plains.  The 
Regulations  reqiiire  reservation  of  land  where  a  proposed  county  park,  school 
site  or  other  public  use  is  shown  on  the  General  Plan;  the  reservation  is 
required  to  last  for  a  period  of  three  years,  in  which  time  the  county  or 
other  public  agency  may  acquire  the  lando 

Apartment  developments  require  a  sketch  plan,  preliminary  plan  and  final  plan. 
Site  development  plans  are  required  for  single-family  attached  and  detached 
dwellings;  commercial  and  industrial  developments;  apartments;  mobile  home 
developments;  and  public  facility  and  utility  projects. 


-91- 


KEINT  COUNTY 


Location:  Upper  Eastern  Shore 

1970  Population:  l6,ll+6 

Population  Change:   I96O-I97O  +i;o3% 

Largest  Incorporated  Municipality:   Chestertown  35^76 

Plan  Adopted:   1975  (original  Plan  I968) 
Zoning  Adopted:   I969,  amended  to  May  2,  1972 
Subdivision  Regulations:   19^9 »  amended  to  October  27,  1970 
Legal  Authority:  Article  66B 

Plan 

Adopted  in  1975 >  "the  Plan  is  a  comprehensive  study  setting  forth  a  great  deal 
of  information  on  the  county.   It  contains  extensive  infoimation  on  natural  fea- 
tures, population,  economy,  and  existing  land  use.   There  is  a  general  soil  map 
which  shows  soil  conditions.   The  Plan  notes  that  over  U$%   of  the  soils  in  the 
county  are  poorly  drained  and  that  this  will  preclude  much  large  scale  develop- 
ment unless  central  sewerage  systems  are  provided.   The  Plan  contains  an  exist- 
ing land  use  survey  which  shows,  as  of  1965,   the  uses  of  all  land  in  the  county 
broken  down  into  residential,  commercial,  industrial,  and  public  and  semi-public 
uses.   The  background  material  designates  the  best  agricultural  land  and  places 
a  great  emphasis  on  protecting  the  waterfront  along  the  Chesapeake  Bay  and  along 
the  Chester  and  Sassafras  Rivers.  The  Plan  also  contains  a  building  conditions 
analysis;  general  land  use  plan;  transportation  plan;  community  facilities  plan; 
discussion  of  recommended  regulatory  ordinances;  and  the  capital  improvements 
program.  This  discussion  focuses  on  land  use  policies  and  the  land  use  plan. 

Land  Use  Policies  —  Three  major  objectives  are  stated: 

1.  Preservation  and  enhancement  of  the  natuxal  assets  of  the  county, 
not  only  for  present  residents,  but  for  future  residents  as  well. 

2.  Generation  of  economic  activities  sufficient  to  provide  a  good 
living  for  all  inhabitants. 

3.  Concentration  of  population  in  and  around  the  towns. 

The  natural  features  to  be  preserved  and  enhanced  are:  prime  agricultural  land; 
the  water  and  the  waterfront;  trees  and  "the  unspoiled  openness  of  the  agricul- 
tural countryside ,  and  the  charm  of  the  old  buildings . 

The  Plan  designates  the  areas  in  and  around  the  towns  as  "development  areas". 

Land  Use  Categories  —  The  proposed  land  use  districts  are  only  briefly  described 
in  the  Plan  and,  as  set  forth  in  the  Plan,  they  are  of  comparative  simplicity. 

Rural-Agricultural  -  This  is  not  described  but  a  minimum  lot  size  of 
two  acres  is  required. 

Rural-Residential  -  Again  this  is  not  described  but  a  minimum  lot  size 
of  one  acre  is  reqxiired. 
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Low  Density  Residential  -  One  half  acre. 

Medium  to  High  Density  -  This  is  not  described  but  a  minimum  lot  size 
of  12,500  square  feet  (apparently  for  single-family  dwellings)  and  a 
minimum  lot  size  of  3j500  square  feet  (apparently  for  apartments)  is 
required. 

Hi  Density  -  3j500  square  feet  for  apartments. 

Neighborhood  Business  District  -  This  is  to  provide  for  the  limited 
retail  shopping  and  personal  service  loses  of  the  nearby  residents. 

General  Commercial  District  -  Wide  variety  of  commercial  uses  appro- 
priate in  commercial  areas  along  major  thoroughfares o 

Commercial  Marine  District  -  This  district  allows  marine  commercial 
uses. 

Limited  Industrial  District  -  This  is  for  industrial  parks. 

LI-2  -  This  is  for  general  light  industry. 

HI-1  -  This  is  for  heavy  industry. 

Land  Use  Plan  —  The  Plan  is  a  I985  Plan.   It  is  based  upon  population  projec- 
tions showing  a  total  county  population  of  30,000  by  the  year  1985-   However, 
the  text  notes  that  the  areas  shown  in  medi-um-to-high  and  low  density  residen- 
tial are  sufficiently  large  to  accommodate  a  population  of  12^,000  which,  the 
text  notes,  the  county  will  probably  not  obtain  for  fifty  years.   A  simple  com- 
parison of  the  Plan  with  the  existing  land  use  map  shows  that  very  large  areas 
are  set  aside  for  future  development.   The  Plan  shows  medium  to  high  density 
urban  residential  in  Rock  Hall,  Betterton,  Millington  and  Chestertown.  Galena 
is  shown  as  low  density  residential.   All  of  these  towns  have  large  siorrounding 
areas  of  rural  residential.   Smaller  urban  concentrations  are  shown  around  Tol- 
chester  Beach,  Pairlee,  Worton,  Kennedyville,  Stillpond  and  Massey.  With  the 
exception  of  Tolchester  Beach,  these  areas  are  generally  in  the  interior  of  the 
county.   The  map  would  appear  to  show  close  to  75%  of  the  waterfront  subject  to 
some  residential  development.   The  Plan  does  show  the  upper  interior  section  as 
remaining  agricultural.   In  addition,  permanent  green  areas  are  shown  in  the 
eastern  portion  along  the  Delaware  line;  in  the  lower  central  portion  below 
Tolchester  Beach  and  Fairless;  and  in  the  southernmost  portion.   The  wooded 
stream  valleys  are  indicated  on  the  Plan  and  designated  as  a  "part  of  the  open 
space  system" o 

Zoning  Ordinance 

The  original  Zoning  Ordinance  was  enacted  in  I969  after  the  adoption  of  the  Plan. 
As  enacted,  the  Zoning  Ordinance  contained  an  unusual  provision  in  that  it  per- 
mitted "conditional  uses"  to  be  authorized  by  the  County  Commissioners  in  any 
part  of  the  county.   These  conditional  uses  were  enumerated  and  some  of  them 
were  qiiite  significant,  such  as  sand  and  gravel  operations.   This  provision  was 
somewhat  unusual  in  that  the  conditional  uses  resembled  special  exceptions  which 
are  normally  granted  by  the  Board  of  Appeals  under  Article  66B.  Further,  spe- 
cial exceptions  are  usually  confined  to  one  or  several  districts;  and  the  con- 
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ditional  uses  set  forth  in  the  Kent  County  Ordinance  were  authorized  in  any 
district.   In  two  cases,  In  the  Matter  of  the  Arundel  Corporation  Application 
for  a  Conditional  Use,  Law  No.  2922,  and  In  the  Matter  of  the  Ceroid  K.  Bos 
and  Elizabeth  H.  Bos  Application  for  a  Conditional  Use,  Law  No.  2923<  the 
Circuit  Court  for  Kent  County  declared  the  provisions  for  conditional  uses  in 
the  Kent  County  Ordinance  to  be  invalid o  There  were  two  bases  for  the  Court's 
decision:   (l)  that  these  were  in  fact  special  exceptions  which,  under  Article 
66b,  must  be  granted  by  the  Board  of  Appeals,  and  (2)  that  the  conditional  uses 
which  could  be  authorized  in  any  districts  were  inconsistent  with  the  directive 
that  zoning  districts  be  established  "in  accordance  with  a  comprehensive  plan"o 
Following  these  decisions,  the  Kent  County  Ordinance  was  amended  to  authorize 
the  conditional  uses  only  in  certain  enumerated  districts  and  to  have  the 
Board  of  Appeals  rather  than  the  County  Commissioners  grant  the  conditional 
uses. 

The  basic  districts  established  by  the  Zoning  Ordinance  are  five:   single-family 
residential  districts  (includes  four  separate  districts);  multi-family  residen- 
tial district;  special  residential  district;  business  and  commercial  districts 
(includes  two  separate  categories);  and  industrial  districts  (includes  four 
separate  categories). 

For  purposes  of  this  study,  the  uses  permitted  and  prohibited  in  each  district 
will  not  be  detailed.  Generally,  the  uses  are  set  forth  in  great  detail  and 
broken  down  into  permitted  uses  and  permitted  accessory  uses.  For  example,  in 
the  rural  district,  home  barbecue  grills  are  permitted  accessory  lases.  The 
structure  of  the  Zoning  Ordinance  is  to  some  extent  cumulative;  for  example, 
any  uses  permitted  in  the  rural  residential,  R-1  or  R-2  residential  districts, 
are  permitted  in  the  neighborhood  business  district. 

For  purposes  of  this  analysis,  the  emphasis  will  be  placed  on  the  residential 
categories. 

Rural  District  —  The  purpose  of  this  district  is  to  promote  agricultural  activi- 
ties and  to  protect  agricultural  land.   The  uses  permitted  are  generally  not  in- 
consistent with  this  purpose.  Trailer  parks  or  mobile  home  parks  and  recrea- 
tional home  parks  are  permitted  as  conditional  uses  in  the  rural  district.  The 
minimum  lot  size  is  two  acres. 

Rural  Residential  —  This  is  to  provide  low  density  single-family  residential 
developments.   There  are  two  categories,  R-1,  single-family  residential  dis- 
trict, and  R-2,  single-family  residential  district.   The  minimum  lot  size  for 
R-1  is  one  half  acre  and  the  minimum  lot  size  for  R-2  is  12, $00  square  feet. 
The  difference  between  the  two  districts  is  that  R-1  is  where  sewer  and  public 
water  may  or  may  not  be  available  at  the  time  of  construction;  and  R-2  is  where 
sewer  and  public  water  are  available  or  will  be  available.   The  permitted  and 
accessory  uses  are  generally  consistent  with  the  designation.   Recreational 
camps  and  trailer  parks  are  conditional  uses  in  both  districts.   Specific  con- 
ditions are  stated  for  these  uses. 

Multi-Fami ly  —  The  third  residential  category  is  R-2,  multi-family  residential 
district.   All  of  the  uses  permitted  in  the  other  residential  districts  are  per- 
mitted in  addition  to  two-family  dwellings,  town  houses,  multi-family  dwellings 
and  rooming,  boarding,  and  lodging  houses.   Trailer  camps  and  recreational  camps 
are  not  permitted.   The  lot  area  is  12,500  square  feet  for  single-families, 
with  smaller  amounts  for  multi-family  and  town  house. 
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CoTTiTTiercial  -  There  axe  two  business  districts,  neighborhood  business  district 
and  general  commercial  district.  There  is  also  a  marine  district  as  recom- 
mended in  the  Plan.  This  also  is,  to  an  extent,  ciimulative  because  it  allows 
any  use  permitted  in  the  rural  district. 

Industrial  —  The  industrial  districts  are  limited  industrial  district,  light 
industrial  district,  and  heavy  industrial  district.  These  also  contain  de- 
tailed provisions  for  the  particular  uses  allowed.  The  uses  are  consistent 
with  the  designation  of  the  district.  Generally,  dwelling  units  are  prohi- 
bited. Mobile  home  parks  are  conditional  uses  in  the  light  industrial  dis- 
trict. 

Residential  Planned  Community  -  BPC  District  —  This  is  a  planned  unit  develop- 
ment.  The  uses  permitted  are  all  uses  permitted  in  any  residential  district; 
commercial  uses  accessory  to  the  development  as  a  whole;  and  conditional  uses. 

¥hile  it  appears  that  the  EPC  district  is  a  true  "floating  zone"  which  may 
exist  in  any  area  of  the  county,  its  nature  and  location  is  limited  by  the 
dwelling  units  permitted.   This  determination,  dwelling  units  permitted,  is 
made  by  dividing  the  development  area  by  the  minimum  lot  area  per  family  or 
dwelling  unit  required  by  the  district  or  districts  in  which  the  zone  is 
located.   Net  development  area  is  determined  by  subtracting  the  area  set 
aside  for  churches,  schools,  or  commercial  uses  from  the  gross  development 
area  and,  in  addition,  deducting  2^%   of  the  remainder  for  streets  or  the 
actual  area  of  proposed  streets,  whichever  is  less.   The  area  set  aside  for 
open  space  is  included  in  determining  the  number  of  dwelling  units  permitted. 
It  would  appear,  therefore,  that  while  a  higher  density  on  individual  lots 
may  be  obtained,  the  overall  density  will  not  be  significantly  different  than 
is  stated  for  the  district  in  which  the  EPC  is  located.   Thus  it  appears  that 
the  EPC  district  is  not  a  true  individual  district  but  is  dependent  to  a  large 
degree  upon  the  district  in  which  it  is  located. 

There  are  also  varying  size  requirements  which  will  effect  the  location  of  the 
EPC  district.   In  the  rural,  rural  residential,  R-1  and  R-2  single-family  resi- 
dential districts,  the  minimum  size  is  200  acres.   In  the  R-2  multi-family 
residential  district,  the  minimum  size  is  10  acres.   In  any  residential  dis- 
trict, the  minimum  size  is  ten  acres  if  the  only  development  proposed  is 
single-family  detached  dwellings. 

The  district  contains  the  normal  provisions  for  preliminary  site  plan  review. 
There  appears  to  be  no  provisions  requiring  dedication  of  land  for  schools, 
open  space,  or  other  public  uses.  There  also  do  not  appear  to  be  any  general 
provisions  placing  any  responsibility  upon  the  developer  of  the  EPC  district 
to  provide  public  facilities  such  as  water  and  sewer.  The  Planning  Commission 
is  empowered  to  impose  additional  requirements  as  to  utilities,  drainage,  etc. 

Conditional  Uses  —  Despite  the  fact  that  the  original  conditional  uses  autho- 
rized  by  the  County  Commissioners  have  now  become  more  in  the  nature  of  spe- 
cial exceptions  authorized  by  the  Board  of  Appeals,  the  conditional  uses  remain 
extensive  and  detailed  in  nature.   There  are  explicit  directions  that  the  Board 
of  Appeals  must  find  that  the  proposed  conditional  use  is  in  accordance  with 
the  Comprehensive  Plan  and  that  the  conditional  use  will  be  generally  appropriate 
for  the  neighborhood  including  consideration  of  the  proposed  site,  traffic  con- 
ditions, proximity  of  dwellings,  churches,  etc.   There  is  a  specific  mention  of 
facilities  for  sewers,  water,  schools,  transportation,  and  other  services.  Many 
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of  the  conditional  uses  appear  to  "be  extremely  minor  in  importance.  Examples 
of  these  might  include  a  temporary  archery  range;  pet  cemetery;  frog  and  fish 
farms;  museums,  art  galleries  and  libraries;  public  telephone  booths  and  school 
bus  shelters;  and  temporary  pony  rings.  Other  uses,  such  as  sand  and  gravel 
operations,  trailer  camps,  sanitary  land  fills  and  drive-in  theaters  appear  to 
be  of  a  significant  nature  meriting  special  attention.   In  between  are  a  large 
number  of  routine  uses . 

Equivalent  to  conditional  uses  are  the  "potentially  hazardous  uses"  listed  under 
the  heavy  industrial  district.   These  also  require  Board  of  Appeals  approval 
following  the  same  procedure  as  is  used  for  conditional  uses.   Among  these  hazar- 
dous uses  are  atomic  reactor,  match  manufacturing,  junk  yards,  etc. 

The  Board  of  Appeals  is  empowered  to  impose  "conditions"  on  conditional  uses. 
This  is  consistent  with  the  Board  of  Appeals  dealing  with  special  exceptions.  It 
is  noteworthy  that  a  preliminary  site  plan  is  required  for  the  approval  of  all 
conditional  uses. 


Zoning  Map 

The  zoning  districts  were  established  after  the  adoption  of  the  Plan  and  appear 
to  implement  the  recommendations  of  the  Plan  to  a  very  high  degree.   In  general, 
the  Zoning  Ordinance  follows  the  Land  Use  Plan  in:  keeping  the  interior  of  the 
county  agricultural;  preserving  the  existing  agricultural  areas  along  the  Chesa- 
peake Bay  and  the  Sassafras  and  Chester  Rivers;  and  encoiiraging  residential 
development  in  and  around  Chestertown  and  the  other  towns  of  the  county. 

There  have  been  very  few  amendments  to  the  Zoning  Map  since  19^9 •   Since  the 
adoption  of  zoning  in  1969?  there  has  been  comparatively  little  development. 
Thus,  the  Zoning  Ordinance  has  not  had  to  cope  with  great  development  pressures, 
although  there  are  indications  that  these  pressures  are  beginning. 

The  other  facts  which  are  of  interest  is  that  there  are  a  number  of  subdivisions 
along  the  Chesapeake  Bay  which  pre-date  zoning  and  contain  substandard  lot  sizes, 
and  that  several  attractive  waterfront  subdivisions  have  never  been  successful. 

Subdivision  Regulations 

The  Subdivision  Regulations  appear  to  be  fairly  routine.   There  are  normal  re-  ■ 
quirements  that  the  subdivision  be  in  accordance  with  the  zoning;  standards  for 
streets;  creation  of  blocks,  lot  location;  requirements  for  submission  of  pre- 
liminaiy  and  final  plats;  and  a  definition  of  subdivision  which  deals  only  with 
divisions  of  land  into  three  or  more  lots  with  some  further  exceptions. 

There  is  a  prohibition  on  subdivision  of  land  subject  to  periodic  flooding,  but 
there  is  no  indication  how  this  determination  is  to  be  made.   There  is  a  require- 
ment that  the  size  of  lots  shall  comply  with  the  Zoning  Ordinance,  except  that 
if  health  regulations  mandate  a  larger  lot  size,  then  the  size  will  determine. 
The  subdivider  is  required  to  reserve  land  shown  on  the  Comprehensive  Plan  pro- 
posed for  parks,  playgrounds,  play  fields,  school  sites,  and  the  county  has  the 
opportunity  to  purchase  these  sites  within  a  specified  period  of  time.   There  are 
specific  requirements  for  water  supply  and  sanitary  sewerage  facilities.  Where 
the  size  of  the  lots  requires  a  community  system,  the  developer  may  either  con- 
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struct  his  own  system  subject  to  State  Health  Department  approval  or  tie  into 
a  county  or  municipal  system  subject  to  county  and  municipal  standards.   It 
is  not  clear  at  what  point  a  determination  is  made  as  to  the  adequacy  of  indi- 
vidual water  and  sewerage  systems,  but  the  final  plat  must  contain  a  certifi- 
cate of  approval  by  the  Health  Officer  of  Kent  County  of  the  means  of  providing 
water  supply  and  sewerage  disposal  services  for  the  subdivision. 
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Special  Introduction  for 
Montgomery  and  Prince  George's  Counties 

This  introduction  contains  two  sections.  First,  there  is  a  description  of  the 
Regional  District  Act  which  provides  for  planning  and  zoning  within  Montgomery 
and  Prince  George's  Counties.   Second,  there  is  a  description  of  the  Plan  for 
the  two  counties,  the  Wedges  and  Corridors  Plan.   Both  the  Regional  District 
Act  and  the  Wedges  and  Corridors  Plan  are  applicable  to  hoth  counties,  and  for 
that  reason  are  discussed  together  in  this  introduction.   Following  this  special 
introduction  are  separate  sections  for  Montgomery  and  Prince  George's  Counties. 

The  Regional  District  Act 

Montgomery  and  Prince  George's  Counties  "border  the  District  of  Columbia  and  they 
constitute,  together  with  Washington,  D.C.  and  suburban  Virginia,  what  we  knov; 
of  as  metropolitan  Washington.   By  enactment  in  192?  of  the  predecessor  to  the 
Regional  District  Act,  the  General  Assembly  recognizes  that  Washington  influenced 
the  growth  and  development  of  subtirban  Maryland.   The  law  established  one  of  the 
first  land  use  planning  and  regulatory  bodies  in  the  State,  the  Maryland-National 
Capital  Park  and  Planning  Commission  (the  Commission).   The  Commission  also  has 
park  and  recreation  functions  which  will  not  be  discussed  here. 

Originally  the  jurisdiction  of  the  law  reached  only  the  suburban  areas  of  the  two 
coimties  adjacent  to  Washington;  in  192?  the  total  population  of  the  two  counties 
was  about  110,000  persons.   In  the  years  since  then,  the  Washington  met2?opolitan 
area  has  grown  dramatically  and  the  combined  population  of  the  two  counties 
(1,183,376  in  1970)  now  far  exceeds  the  District  of  Columbia's  population 
(756,510  in  1970)0   As  growth  occurred,  the  jurisdiction  of  the  law  was  extended 
geographically,  and  the  Regional  District  Act  now  provides  the  planning  and  zon- 
ing authority  for  all  of  the  two  counties  with  the  exception  of  specific  munici- 
palities. The  two  counties  have  a  combined  land  area  which  exceeds  1,000  square 
miles,  and  with  their  populations  constitute  major  urban  areas  with  significant 
commercial,  industrial,  business,  and  governmental  facilities.   Despite  this, 
large  areas  of  the  two  counties  remain  in  agricultural  use. 

Although  the  Regional  District  Act  is  a  law  of  some  complexity,  and  is  a  unique 
form  of  legislative  authority  for  planning  and  zoning  within  the  State  of  Mary- 
land, the  actual  effect  of  the  law  results  in  a  planning  and  regulatory  system 
not  substantially  different  from  that  of  other  local  juxisdictions  in  the  State. 

First,  Prince  George's  and  Montgomery  Counties'  Councils,  sitting  as  the  District 
Council,  under  the  enabling  legislation  adopts  or  approves,  as  the  case  may  be, 
plans,  zoning  regulations,  subdivision  regulations,  and  performs  comprehensive 
zoning  and  makes  individual  zoning  map  amendments.   Each  county  appoints  a  five 
member  planning  board,  and  each  planning  board  also  has  a  staff.   The  planning 
board  is  the  equivalent  of  a  planning  commission  and  each  planning  board  prepares, 
and  recommends  for  approval  or  adoption,  plans,  zoning  and  subdivision  regula- 
tions, makes  recommendations  on  zoning  applications,  and  administers  the  subdi- 
vision regulations.   All  of  these  activities  are  performed  pursuant  to  the 
authority  of  Article  66D,  Annotated  Code  of  Maryland,  1975 »  as  amended.   Al- 
though the  two  counties  operate  under  common  legislative  authority,  their  plans, 
regulations,  and  procedures  reflect  the  differences  between  these  two  subdivi- 
sions. 

There  are,  however,  certain  unique  features  which  result  from  the  Regional  Dis- 
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trict  Act.   Among  these  are: 

1.  Joint  Planning  for  the  Two  Counties.   The  two  planning  toards  collec- 
tively comprise  the  Maryland-National  Capital  Park  and  Planning  Com- 
mission. This  Commission  is  empowered  to  prepare  and  recommend  for 
adoption  plans  for  the  entire  bi-county  area.   It  also  performs  other 
functions  for  matters  which  are  of  bi-county  concern.   The  "Wedges 
and  Corridors  Plan"  is  a  plan  for  both  counties.   The  Commission 
adopted  the  Wedges  and  Corridors  Plan  for  Prince  George's  County  in 
19614.;  at  that  time  the  Regional  District  Act  did  not  require  adoption 
by  the  county  governments.   The  law  now  requires  that  the  county 
governments  approve  all  plans  pertaining  to  the  respective  counties. 

2.  Soiirce  of  Authority.   The  Regional  District  Act  constitutes  a  detailed 
enabling  law  for  planning  and  zoning  within  the  two  counties.  Both 
Montgomery  and  Prince  George's  Counties  have  home- rule  pursuant  to 
charters  adopted  by  their  electorates  under  the  home-rule  provisions 
of  the  Maryland  Constitution  and  the  Express  Powers  Act.   The  Express 
Powers  Act,  Article  25A,  Section  5  (x)  of  the  Annotated  Code,  con- 
tains a  simple  grant  of  authority  for  planning  and  land  use  regula- 
tion, and  the  State's  enabling  law  for  planning  and  zoning,  while 
Article  66B,  is  not  applicable  to  charter  counties,  it  is  applicable 
to  the  municipalities  in  the  bi-county  area  which  fall  outside  of 

the  purview  of  66D.   The  result  of  this  is  that  charter  counties 
normally  have  unlimited  authority  to  adopt  any  form  of  measures  for 
planning  and  land  use  regulation.  Litigation  has  established  that 
the  Regional  District  Act  prevails  over  the  Express  Powers  Act,  and 
thus  these  two  chartered  counties  carry  out  planning  and  regulatory 
responsibilities  pursuant  to  detailed  enabling  authority  from  the 
General  Assembly.  Prince  George's  County  v.  Md.  Mat'l.  Cap.,  269 
Md.  202  (1973). 

3.  The  Relationship  to  Incorporated  Municipalities.   Contrary  to  the 
practice  throughout  the  rest  of  the  State,  the  incorporated  mimici- 
palities  within  the  two  counties  do  not,  with  some  exceptions,  have 
planning  and  zoning  powers.   These  functions  are  performed  by  the 
two  counties  within  the  municipal  limits.   Thus,  Prince  George's 
County  has  twenty  eight  municipalities  but  only  one,  Laiorel  with  a 
population  in  1970  of  10,525?  has  planning  and  zoning  powers.   In 
Montgomery  Coimty  there  are  sixteen  incorporated  municipalities  but 
only  seven  have  planning  and  zoning  powers;  the  total  population  of 
these  seven  municipalities  is  5l)U86,  less  than  ten  percent  of  the 
1970  county  population  of  522,809-  Even  where  a  municipality  with- 
in one  of  the  two  counties  does  have  planning  and  zoning  powers,  it 
is  restricted  from  changing  the  zoning  for  annexed  land  for  a  period 
of  five  years  following  annexation  to  a  use  substantially  different 
from  the  use  specified  in  an  adopted  county  plan  unless  prior  peiv 
mission  of  the  County  Council  is  obtained.   Article  23A,  Section  9 
(c).  Annotated  Code  of  Maryland;  City  of  Gaithersburg  v.  Mont.  Co., 

271  Md.  565  (197U. 

Plan 

The  Plan  for  Montgomery  and  Prince  George's  Counties  is  entitled  ".o.On  Wedges 
and  Corridors,  A  General  Plan  for  the  Maryland-Washington  Regional  District" 
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and  was  adopted  in  196h  "by  the  Maryland-National  Capital  Park  and  Planning 
Commission  for  Prince  George's  County. 

The  background  for  the  Wedges  and  Corridor  Plan  is  a  plan  entitled  "A  Policies 
Plan  for  the  Year  2000,  The  Nation's  Capital"  prepared  in  I96I  "by  the  National 
Capital  Planning  Commission  and  the  National  Capital  Regional  Planning  Council. 
The  Year  2000  plan  considers  not  only  Washington  D.C,  hut  the  surrounding 
metropolitan  areas  of  Maryland  and  Virginia  as  well.   In  planning  for  the 
metropolitan  area,  the  plan  carefully  examined  a  series  of  alternative  land 
use  patterns  reflecting  different  land  use  policies.   Based  on  an  estimated 
year  2000  population  of  five  million,  the  plan  considered  such  patterns  as 
"restricted  growth",  "new  independent  cities",  "planned  sprawl",  "dispersed 
cities",  "ring  cities",  "peripheral  communities"  and  the  "radial  corridor  plan". 
The  "radial  corridor"  alternative  pattern  has  been  chosen  as  the  pattern  offer- 
ing the  highest  promise. 

The  "radial  corridor"  alternative  is  based  upon  the  allocation  of  future  popula- 
tion growth  along  six  development  corridors  radiating  from  the  District  of  Column 
bia  and  separated  from  each  other  by  permanent  open  space.   "New  town  centers" 
would  be  built  at  appropriate  locations  along  these  development  corridors  con- 
nected to  the  downtown  core  by  proposed  mass  transit  and  freeway  systems.   A 
wide  range  of  residential  densities  would  be  provided  in  and  adjoining  the  rapid 
transit  stations,  along  with  related  retail,  office  and  cultural  activities. 

Another  key  element  of  the  "radial  corridor"  alternative  is  the  "balanced  commu- 
nities" concept.   New  employment  centers  woiild  be  strategically  located  along 
the  growth  corridors  so  as  to  provide  job  opportunities  for  the  residents  living 
in  the  "new  town  centers".  This  is  intended  to  reduce  travel  time  and  distance 
from  residence  to  place  of  employment.   The  plan  estimates  that  more  than  one 
million  new  jobs  would  be  created  within  these  employment  centers  by  the  year 
2000.  The  "balanced  communities"  concept  would  be  implemented  in  part  by  the 
careful  and  programmed  location  of  new  Federal,  State,  and  local  governmental 
facilities  within  appropriate  employment  centers  along  growth  corridors = 

Finally,  the  "radial  corridor"  alternative  stresses  the  need  to  retain  and  pre- 
serve vast  amounts  of  open  space  as  a  means  of  separating  and  guiding  the  growth 
of  the  radial  corridors.   These  wedge  shaped  patterns  of  open  space  would  enhance 
the  protection  of  important  forested,  agricuiltural,  and  wilderness  areas  within 
the  region  and  also  provide  the  residents  of  metropolitan  Washington  with  greatly 
expanded  recreational  opportunities. 

The  plan  leaves  the  job  of  implementing  to  the  Federal,  State  and  local  governmen- 
tal agencies  responsible  for  making  development  decisions  within  the  region. 
Heavy  emphasis  is  placed  on  the  agencies  responsible  for  highway  and  transit 
planning,  as  well  as  those  having  jurisdiction  over  water  and  sewerage  extensions. 
The  Federal  Government  also  has  a  major  role  in  the  placement  of  office  facili- 
ties.  The  preservation  of  open  space  wedges  is  left  to  local  governments  using 
their  zoning  and  land  use  powers. 

The  "Year  2000"  plan  is  one  of  the  more  famous  plans  developed  in  recent  years  and 
is  widely  noted  in  planning  texts.  President  John  Fo  Kennedy  issued  a  memorandum 
in  1962  endorsing  the  plan  and  adopting  a  number  of  specific  policies  to  support 
the  plan,  including  the  location  of  new  governmental  facilities  in  areas  where 
they  will  promote  the  formation  of  suburban  business  districts  required  to  serve 
the  new  corridor  cities. 
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"On  Wedges  and  Corridors"  —  The  Wedges  and  Corridors  Plan  includes  the  normal 
"background  material,  a  statement  of  goals,  land  use,  transportation  and  public 
service  elements,  and  recommendations  with  respect  to  zoning,  tax  policies, 
subdivision  control,  parks  and  open  space,  urban  renewal,  and  community  appear- 
ance.  This  discussion  will  confine  itself  to  the  portion  of  the  "Wedges  and 
Corridors"  Plan  directly  related  to  land  use  policy. 

Land  Use  Policy  —  As  was  noted,  the  land  use  policies  expressed  in  the  "Wedges 
and  Corridors"  Plan  reflect  the  goals  of  the  "Year  2000  Plan"  for  the  Washing- 
ton Metropolitan  area.  Four  of  the  growth  corridors  recommended  in  the  "Year 
2000  Plan"  are  located  in  Maryland  of  which  two  are  in  Prince  George's  County, 
one  in  both  counties  and  one  in  Montgomery  County.  The  sections  of  the  "Wedges 
and  Corridors"  Plan  relating  to  Goals,  the  Prban  Pattern,  and  the  Rural  Pattern 
contain  the  major  land  use  policies  recommended  in  the  Plan  document. 

Goals  —  The  "Wedges  and  Corridors"  Plan  establishes  ten  basic  goals  for  the 
future  development  of  Prince  George's  County  and  Montgomery  County.   Those 
directly  related  to  land  use  policy  include  the  need  to  use  land  efficiently, 
encourage  orderly  conversion  of  undeveloped  land  to  urban  use,  protect  natural 
resources,  maintain  large  open  spaces,  expand  opportunities  for  outdoor  recrea- 
tion, encourage  a  greater  variety  of  living  environments  (new  towns  and  resi- 
dential clusters),  and  assiire  Plan  implementation. 

Urban  Development  Patterns  —  Urban  growth  corridors  are  recommended  along 
Route  I-27O  to  Germantown;  along  1-95  straddling  the  Montgomery  -  Prince 
George's  County  line;  along  the  John  Hanson  Higjiway  (Route  50 )  linking  Wash- 
ington to  Annapolis;  and  along  a  proposed  new  freeway  south  of  Washington 
between  the  Indian  Head  Highway  and  Branch  Avenue.   A  series  of  new  towns  or 
"corridor  cities"  are  proposed  along  each  growth  corridor  linked  to  Washing- 
ton by  a  rapid  transit  line.   "Corridor  Cities"  are  proposed  at  Germantown  and 
Gaithersburg  along  the  Route  270  corridor;  near  Fairland  and  Laurel  along  the 
1-95  corridor;  at  the  Belair  portion  of  Bowie  along  Route  50;  and  near  Henson 
Creek,  Clinton,  and  Brandywine  along  the  southern  corridor. 

The  Plan  is  based  upon  a  total  population  projected  at  l,i4.35jOOO  by  I98O  and 
2,190,000  by  the  year  2000.  Most  of  the  added  growth  would  take  place  in  or 
near  the  proposed  "corridor  cities".  These  cities  would  be  constructed  around 
a  densely  built  central  core  of  offices,  shopping  facilities,  highrise  apart-. 
ment  towers,  pedestrian  plazas,  and  social  and  cultural  facilities.   Surround- 
ing the  core  would  be  less  dense  residential  communities  of  planned  unit  dev- 
elopments containing  a  variety  of  housing  types,  local  shopping,  and  public 
facilities.   Densities  in  the  "corridor  cities"  woiold  range  from  l.i).  dv/ellings 
per  acre  (medium  low  density  residential)  in  the  outer  fringe  to  over  I4O 
dwellings  per  acre  in  the  central  core.  Residential  communities  would  be 
separated  by  pedestrian  greenways  leading  to  the  central  core  and  each  "corri- 
dor city"  would  be  defined  and  separated  from  the  next  by  larger  strips  of 
permanent  open  space  usually  in  the  form  of  stream  valley  parks. 

A  series  of  implementation  devices  are  recommended  to  achieve  the  desired  urban 
pattern  including  the  adoption  of  detailed  area  master  plans,  innovative  zoning 
techniques  consistent  with  area  plans,  coordinated  capital  improvements  pro- 
gramming at  all  levels  of  government,  increased  park  acquisition,  stricter  re- 
zoning  and  subdivision  review,  lorban  renewal,  and  new  land  assessment  and 
taxing  policies. 
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The  Rural  Pattern  —  In  addition  to  guiding  urban  development  in  an  efficient 
and  orderly  manner,  the  Plan  strongly  emphasizes  the  need  for  land  use  poli- 
cies and  implementing  measures  in  the  rural  areas  of  the  counties  where 
development  is  not  recommended.   The  rural  pattern  is  intended  to  shape  and 
mold  the  urban  pattern;  provide  open  space  for  recreation  opportunities; 
provide  a  favorable  environment  for  farming,  hunting,  fishing,  and  mineral 
extraction;  and  protect  natural  resources  and  public  water  supply. 

A  number  of  recommendations  axe  made  to  achieve  the  rural  pattern  including 
limited  sewer  access,  the  establishment  of  a  Natural  Resources  Advisory  Com- 
mittee, new  tax  policies  extending  preferential  assessment  to  open  space  uses, 
strict  subdivision  control,  park  acquisition,  scenic  easements  and  the  utili- 
zation of  Federal  and  State  rural  development  and  conservation  programs. 

Zoning  and  Subdivision  Regulations  —  The  plan  makes  a  number  of  specific 
recommendations  for  zoning  and  subdivision  regulations.   According  to  the 
Plan,  "An  area  is  grossly  'over-zoned'  when  there  is  so  much  land  in  parti- 
cular classifications  that  no  more  than  one-third  of  it  can  be  used  for  its 
highest  and  best  purposes  in  the  next  twenty  years."  The  Plan  states  that 
the  regional  district  is  "over-zoned"  becaoise  almost  all  rural  land  peimits 
development  in  one-half  to  one-quarter  acre  lots .   The  Plan  recommends  large 
lot  zoning  in  rural  areas  to  shape  and  preserve  the  natural  resource  wedges. 

In  addition,  the  Plan  recommends  sequential  zoning  or  zoning  by  stages  to  pro- 
vide for  orderly  growth  where  the  need  arises;  this  would  be  accomplished  by 
the  adoption  of  area  master  plans  and  sectional  zoning  map  amendments.  The 
Plan  also  discusses  residential  estate  zoning;  conservation  zoning;  multi- 
family  zoning;  planned  community  zoning;  and  commercial  and  industrial  zoning. 
Por  subdivision  regulations,  the  Plan  recommends  a  requirement  of  a  performance 
bond  to  insure  construction  of  the  improvements  prior  to  final  plat  approval. 
The  Plan  notes  that  the  enabling  law  empowers  subdivision  regulations  to  pro- 
vide for  the  avoidance  of  scattered  or  premature  subdivisions  which  create  an 
extraordinary  demand  for  public  services;  and  the  Plan  recommends  that  the 
subdivision  regulations  address  this  problem. 
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MOOTGOI/EEY  COUNTY 


Location:   Suburban  Washington 

1970  Population:  522,809 

Population  Change:  I96O-I97O  +53.3% 

Largest  Incorporated  Municipality:  Rockville  Ulj^Gk. 

General  Plan  Adopted:   January,  1961; 

Amended  General  Plan  Approved  by  County  Council:   July,  1970 
Zoning  Adopted:  May  3I,  1958,  amended  through  1977 
Subdivision  Regulations:   October  17?  19^1,  amended  through  1977 
Legal  Authority:   Article  66D,  Annotated  Code  of  Maryland,  1975j  as 
amended. 


Plan 

The  current  Plan  for  Montgomery  County  is  entitled  On  Wedges  and  Corridors, 
Updated  General  Plan  for  the  Maryland-Washington  Regional  District  in  Montgomery 
CoTonty,  December,  1969*   The  Plan  was  approved  by  the  Montgomery  County  Planning 
Board  and  recommended  to  the  Montgomery  County  Council  for  adoption  by  the  Plan- 
ning Board.  The  Montgomery  County  Council  approved  the  amended  Plan  in  July, 
1970. 

The  original  "Wedges  and  Corridors"  Plan  was  adopted  by  Maryland-National  Capital 
Park  and  Planning  Commission  in  19614.  for  both  Montgomery  and  Prince  George's 
Counties.  By  1969»  changes  in  the  socio-economic  data  base,  changes  in  public 
and  private  construction  plans,  and  new  planning  requirements  and  techniques 
made  it  necessary  to  revise  the  "Wedges  and  Corridor"  Plan. 

The  1969  Plan  update  continues  to  endorse  the  196l\.   "Wedges  and  Corridors"  con- 
cept. Revisions  in  the  Plan  were  chiefly  brought  about  by  newly  developed  popu- 
lation and  employment  projections  which  far  exceeded  the  I96I4  estimate.  For 
instance,  I969  projections  indicated  a  1970  population  1+2,000  greater  than  was 
envisioned  in  I96I4..   Similar  discrepancies  were  discovered  in  employment  where 
the  total  year  2000  employment  level  would  be  reached  in  1990. 

Other  Plan  revisions  were  necessitated  by  changes  in  transportation  policy. 
Relocation  of  the  Outer  Beltway  in  Montgomery  County  along  with  certain  deci- 
sions relative  to  the  mass  transit  program  are  reflected  in  the  update. 

Finally  the  Plan  update  attempted  to  reorganize  the  policy  statements  in  the 
196IJ.  General  Plan  and  those  of  adopted  area  master  plans  in  a  more  systematic 
and  logical  manner.  Policy  statements  found  in  these  plans  were,  therefore, 
grouped  according  to  the  following  fimctional  categories: 

I.   Land  Use 

a)  General 

b)  Living  Areas 

(c)  Employment  Areas 

(d)  Community  Facilities 

(e)  Agriculture,  open  space,  park  and  recreational 
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II.  Circ-olation 

III.  Conservation 

IV.  Environmental 

V.  Housing 

Land  Use  Policy  —  The  basic  land  use  policies  of  the  196k  Plan  were  consoli- 
dated into  a  single  goal  from  which  eighteen  separate  objectives  were  developed, 
each  objective  further  refined  by  a  series  of  specific  development  guidelines. 
The  revised  goal  pertaining  to  land  use  reads  as  follows: 

Achieve  a  balance  among  the  various  land  xzses  insofar  as  the  proper 
amount,  types,  and  distribution  of  each  results  in  an  environment  and 
diversity  of  life-styles  that  fulfills  the  reqiiirements  of  the  county 
residents . 

Objectives  include  the  encouragement  of  large  tract  development,  preservation 
of  open  space,  optimtim  land  utilization,  balance  of  population  growth  and   job 
opportunities,  distinctive  residential  neighborhood  characteristics,  balanced 
transportation  modes  for  employment  areas,  encouragement  of  appropriate  indus- 
trial development,  efficient  use  of  public  funds  for  capital  investments,  coor^ 
dination  of  location  of  public  facilities,  continuation  of  agricultural  activi- 
ties as  a  viable  land  use,  protection  of  environmental  resources  of  the  county, 
and  provision  of  adequate  parks  and  recreation  facilities. 

The  original  development  corridor  of  the  1964  Plan  remained  basically  the  same. 
Two  are  located  in  Montgomery  County:  one  corridor  along  1-270  with  major 
"Corridor  Cities"  at  Germantown,  Gaithersburg  and  Rockville;  a  second  corridor 
along  the  Montgomery-Prince  George's  County  line  with  a  major  "Corridor  City" 
at  Pairland. 

Master  Plans  —  In  addition  to  the  "Wedges  and  Corridors"  Plan,  a  number  of 
local  master  plans  have  been  adopted  for  Montgomery  County.  Local  master  plans 
and  amendments  thereto  are  initiated  by  the  Commission  or  the  District  Council. 
The  Commission  prepares  a  preliminary  draft  of  the  plan,  submits  it  to  the 
County  Executive  and  any  municipality  in  or  adjacent  to  the  planning  area  for 
review  and  comment,  and  conducts  a  public  hearing.   Following  the  close  of  the 
record  of  the  public  hearing,  the  Commission  prepares  a  final  draft  and  sub- 
mits it  to  the  District  Council,  County  Executive  and  aforementioned  munici- 
palities. Within  90  days  of  this  submission,  the  District  Council  must  approve 
or  disapprove  the  plan  or  hold  a  public  hearing.  Once  the  plan  is  approved 
by  the  District  Council,  it  is  rettimed  to  the  Commission  for  adoption. 

Some  of  the  existing  local  master  plans  were  not  adopted  or  approved  by  the 
County  Council  since  that  was  not  reqxiired  at  the  time  they  were  prepared. 
The  following  local  master  plans  exist  for  Montgomery  County: 


Aspen  Hill  and  Vicinity 
Bethesda  CBD  Sector  Plan 
Bethesda-Chevy  Chase 
Clarksburg  and  Vicinity 
Cabin  John  Watershed 
Damascus  and  Vicinity 
Fairland-Beltsville 
Friendship  Heights  CBD 
Gaithersboorg  and  Vicinity 


Uorth  Bethesda-Garrett  Park 

Olney  and  Vicinity 

Patuxent  River  Watershed  Park 

Potomac/Travilah 

Rock  Creek 

Shady  Grove  Transit  Station  Area 

Silver  Spring  -  East 

Silver  Spring  -  CBD 

Takoma  Park-Langley  Park 
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Germantown  and  Vicinity 
Hillendale  and  Vicinity 
Kemp  Mill-Pour  Comers 
Kensington-Wheaton 


Takoma  Park  Transit  Station  Area 
Upper  Northwest  Br.  Watershed 
Western  Portion  of  Silver  Spring 
White  Oak  Area 


It  is  not  possible  in  this  analysis  to  describe  the  individual  local  master 
plans.   Since  the  plans  deal  with  limited  geographic  areas,  they  are  obviously 
able  to  be  a  great  deal  more  specific  in  their  recommendations  than  is  possible 
in  the  general  Plan,  the  Wedges  and  Corridors  Plan.  One  of  the  features  of 
the  master  plans  is  that  they  normally  assign  a  specific  recommended  zoning 
designation  to  all  of  the  property  within  the  planning  area. 

While  it  is  customary  to  think  of  a  plan  as  advisory,  the  specific  zoning 
recommendations  of  the  plan  achieve  some  legal  significance  because  of  various 
other  laws.  Por  example,  a  section  of  the  Regional  District  Act  requires  a 
greater  majority  vote  of  the  Montgomery  County  Council  for  a  reclassification 
to  a  district  other  than  the  designated  district  shown  for  the  property  on  a 
master  plan  unless  the  application  is  recommended  for  approval  by  the  Commis- 
sion or  the  zoning  classification  sought  was  created  after  the  approval  of  the 
master  plan. 

A  provision  of  the  Annotated  Code  of  Maryland,  Section  9  (c)  of  Article  23A, 
prohibits  a  municipality  within  the  Regional  District  from  changing,  following 
annexation,  the  zoning  classification  of  annexed  land  for  a  period  of  five 
years  to  a  classification  substantially  different  from  the  use  for  land  spe- 
cified in  the  current  and  adopted  master  plan  unless  permission  is  given  by 
the  County  Council.   As  will  be  seen  in  the  description  of  individual  zones, 
some  of  the  zones  -  the  planned  development  zone,  for  example  -  place  heavy 
reliance  on  the  master  plan. 

In  addition,  the  specific  recommendations  of  the  master  plan  undoubtedly  have 
force  in  the  recommendations  of  the  Planning  Board  on  zoning  reclassifications 
and  in  the  actions  of  the  District  Council  on  zoning  reclassifications.   Al- 
though the  Planning  Board  cannot  recommend  that  an  application  for  a  local  zon- 
ing map  amendment  be  granted  nor  the  District  Council  grant  a  local  map  amend- 
ment based  solely  on  the  petitions  conformance  with  the  master  plan,  such 
conformance  greatly  butresses  an  applicant's  position  once  he  has  established 
the  requisite  "change  in  the  character  of  the  neighborhood".  Pinally,  the. 
specific  zoning  recommendations  often  are  implemented  by  a  comprehensive 
rezoning. 

Zoning  Reisrulations 

The  Montgomery  County  Zoning  Ordinance,  being  Chapter  59  of  the  Montgomery 
County  Code,  1973 »  is  a  comprehensive  set  of  regulations.  There  are  a  large 
number  of  individual  zones,  a  significant  number  of  planned  xmit  development 
zones,  provisions  concerning  special  exceptions,  nonconforming  uses,  off- 
street  parking  and  loading  requirements,  signs  and  advertising  structures, 
applications  for  amendment  to  the  Chapter,  and  numerous  related  items. 

General  Zoning  Provisions  —  The  enabling  authority,  methods  and  procedures  for 
planning  and  zoning  in  Montgomery  County  have  been  described  in  connection  with 
the  summary  of  the  laws  governing  the  Maryland-National  Capital  Park  and  Planning 
Commission.  The  Zoning  Regulations  do  not  apply  in  the  incorporated  municipali- 


-105- 


ties  of  Poolesville,  Lajrfconsville,  Rockville,  Bamesville,  Gaitherstiirg  and 
Washington  Grove.  Most  of  these  municipalities  are  comparatively  small,  and 
the  only  municipality  with  a  population  in  excess  of  10,000  persons  in  1970 
was  Rockville. 

Applications  for  amendments  to  the  zoning  map  are  filed  with  the  County  Hear- 
ing Examiner  and  then  referred  to  the  Planning  Board  for  report  and  recommen- 
dation. Both  staff  and  Board  recommendations  on  each  application  must  be  sub- 
mitted to  the  hearing  examiner.  If  the  Board  disagrees  with  the  staff  recom^ 
mendation,  the  reasons  for  such  disagreement  must  be  submitted  with  the  Board's 
recommendation.  The  hearing  examiner  then  holds  hearings  on  applications  for 
local  zoning  map  amendments  and  submits  his  recommendations  to  the  County 
Council  (sitting  as  a  District  Council)  in  accordance  with  procedures  set 
forth  in  the  Ordinance.  A  provision  of  the  Zoning  Ordinance  allows  the  hea3>- 
ing  examiner  to  require  information  necessary  to  evaluate  the  impact  of  a 
particular  application  for  a  local  map  amendment  on  public  facilities  or 
existing  or  proposed  development  in  the  immediate  area  of  the  application. 

Applications  for  amendments  to  the  text  of  the  Zoning  Ordinance  are  filed  only 
by  the  District  Council  which,  after  recommendation  from  the  Board  and  staff, 
holds  a  public  hearing  before  acting  on  the  application. 

The  Board  of  Appeals  decides  variances  and  special  exceptions.  Certain  special 
exceptions  are  granted  by  the  Department  of  Environmental  Protection  subject 
to  a  review  de  novo  by  the  Board  of  Appeals.  The  District  Court  also  grants 
certain  special  exceptions. 

Another  important  provision  for  consistency  of  planning  is  that  which  requires 
that  applications  for  building  permits  shall  be  rejected  if  any  part  or  all 
of  the  application  lies  within  the  boimdaries  of  a  pending  application  for 
an  amendment  to  the  zoning  map,  except  in  the  case  where  the  requirements  of 
the  existing  and  proposed  zoning  are  identical.  The  Zoning  Ordinance  also 
allows  transfer  of  allowable  density  from  one  zone  to  another  where  any  tract 
of  land  classified  in  more  than  one  residential  zone  contains  a  site,  structure, 
or  area  of  historic  significance » 

Zoning  Regulations  —  The  zoning  code  is  a  comprehensive  set  of  regulations 
comprising  over  271;  printed  pages.   There  are  a  large  number  of  individual 
zones,  a  number  of  planned  unit  development  zones,  and  detailed  provisions  on 
many  individual  aspects  of  planning  and  zoning.  In  this  analysis,  it  will  not 
be  possible  to  give  more  than  a  skeletal  summary  of  the  Zoning  Regulations. 

Rural  Zone  —  This  is  a  recent  zone  adopted  October  2,  1973*  The  permitted 
uses  and  the  uses  by  special  exception  are  consistent  with  the  designation  of 
rural  zone.  One  notable  feature  of  the  rural  zone  is  that  it  contains  a  mini- 
mum lot  size  of  five  acres  for  all  uses,  including  single-family  dwellings. 

Single-Family  Residential  Zones 

RE-2,  Residential  Estate,  2  acres  —  The  purpose  of  this  district  is  not  stated, 
but  it  generally  includes  non-intensive  uses  both  as  permitted  uses  and  as 
special  exceptions.   The  minimum  residential  lot  size  is  two  acres. 

RE-2C,  Residential  Estate,  2  acres.  Clustered  —  This  is  basically  the  same  as 
RE-2,  but  it  permits  clustering.  When  clustering  is  used,  all  land  indicated 
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as  the  right-of-way  of  a  major  highway,  and  all  flood  plain  areas  which,  in 
the  opinion  of  the  Planning  Board,  woiild  constitute  an  excessively  high  per- 
centage of  the  total  tract  are  deducted  from  the  gross  area  of  the  tract.  Then, 
.1;  single-family  dwellings  are  permitted  for  each  acre  of  land  contained  in 
the  usahle  area  thus  defined,  in  accordance  with  a  subdivision  plan  submitted 
by  the  applicant.  There  is  a  minimum  area  requirement  of  ^0   acres,  with  cer- 
tain exceptions.   The  area  to  be  developed  must  be  within  the  ten-year  plan 
for  water  and  sewer  of  the  Washington  Suburban  Sanitary  Commission  and  it  must 
actually  be  served  by  water  and  sewer  prior  to  the  occupancy  of  any  dwelling. 

HE-1,  Residential  Estate,  1  acre  —  There  is  no  statement  of  purpose,  but  the 
permitted  uses  and  special  exceptions  are  generally  consistent  with  the  low 
density  development.  The  minimum  lot  size  is  L|.0,000  square  feet.   This  zone 
also  permits  clustering,  under  regulations  similar  to  those  described  above, 
in  which  case  there  is  a  minimum  lot  size  of  ^0   acres. 

R-200,  One  Fam-ily  Detached  Large  Lot  —  This  establishes  a  minimum  lot  size  of 
20,000  square  feet.  Permitted  uses  are  single-family  dwellings  and  other  con- 
sistent uses.   In  this  zone,  there  is  an  optional  "density  control  subdivision" 
procedure  which  is  not  permitted  unless  both  public  water  and  sewer  will  be 
available  prior  to  occupancyc   The  special  density  standards  allow  a  reduction 
of  individual  lot  sizes  to  15,000  square  feet,  provided  the  average  net  area 
of  all  lots  is  20,000  square  feet;  the  Planning  Board  may  exclude  from  the 
average  net  lot  area  requirements  lots  which  are  not  reasonably  suitable  for 
single-family  residential  development;  lots  not  platted  into  building  lots  may 
be  counted  in  the  average  net  lot  area  where  the  land  is  dedicated  to  public 
use  for  recreation,  parks,  school  sites,  etc.;  and  an  accumiilation  of  excess 
area  from  one  subdivision  may  be  transferred  to  an  adjoining  subdivision  with 
the  approval  of  the  Planning  Board. 

This  zone  also  permits  a  clustered  subdivision,  with  a  mini  mum  area  of  20  acres, 
in  accordance  with  the  same  standard  clustering  regulations.  Two  single-family 
dwellings  are  permitted  for  each  acre  of  land  contained  in  the  usable  area. 

R-l^O,  Density  Control  —  This  establishes  a  minimum  lot  area  of  10,^00  square 
feet  and  an  average  area  of  all  lots  of  15,000  square  feet.   The  "density  con- 
trol" provisions  are  the  same  as  for  R-200.   If  public  water  and  sewer  are 
not  available,  the  land  can  be  developed  under  R-200  standards. 

Clustered  subdivisions  are  permitted,  with  a  minimum  area  of  20  acres  and  a 
density  of  2.6  dwellings  per  acre,  in  accordance  with  the  standard  clustering 
regulations. 

R-90 ,  Singl e-Fa,m i ly  —  The  minimum  lot  size  is  9>000  square  feet.   There  is  a 
density  control  provision  which  allows  a  minimum  lot  size  of  8,000  square  feet, 
in  accordance  with  the  standards  of  the  density  control  provisions.  Clustered 
subdivisions  are  permitted  under  the  standard  clustering  provisions,  at  3*6 
dwelling  units  per  acre.   A  minimum  of  ten  acres  is  required. 

R-60,  One-Faniily  Detached  Residential  —  This  is  a  single-family  district  with 
a  6,000  square  feet  mini muni  lot  size.  For  a  clustered  subdivision,  a  ten  acre 
area  is  required,  with  a  density  of  five  single-family  dwellings  per  acre. 

Single-Family  Attached  Zones 

R-UO,  Semi-Detached  and  Two-Fa.Tni1y  —  This  permits  single-family,  semi-detached 
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and  two-family  detached  dwellings.   The  minimum  lot  size  for  a  semi-detached 
dwelling  is  i4.,000  square  feet. 

R-T  Zone,  Townhouses  -  This  zone  is  to  te  placed  in  sections  of  the  county  that 
are  designated  or  are  appropriate  for  multiple-family  residential,  development 
and  densities  of  12.5  units  or  more  or  in  locations  in  the  county  where  there 
is  a  need  for  transitional  uses.  The  area  requirements  are  determined  the  same 
way  as  the  clustering  provisions  in  the  single-family  zones, and  12.5  dwelling 
units  are  permitted  for  each  acre  of  usable  land.  A  minlnnim  tract  size  of 
20,000  square  feet  is  required.  Development  plan  approval  by  the  Planning 
Board  is  required.  Fifty  percent  of  the  tract  must  be  devoted  to  green  area. 

R-Fourplex  Zone,  Four-Family  Detached  —  This  zone's  purpose  is  to  provide  a 
better  range  of  housing  within  walking  distance  of  employment,  shopping  centers 
and  public  transportation  in  existing  residential  neighborhoods.  No  applica- 
tion shall  be  granted  unless  fifty  percent  of  the  tract  lies  within  1,500  feet 
of:   (l)  property  zoned  C-1,  C-2,  C-3,  I-l,  1-2,  R-CBD,  R-O-CBD,  C-0,  or  (2) 
a  CBD,  or  (3)  approved  WMATA  subway  stations  or  bus  routes.  Other  stipulations 
are:   (l)  no  fourplex  shall  be  built  at  a  distance  of  less  than  50  feet  from 
another  fouirplex,  (2)  no  record  lot  shall  be  located  more  than  200  feet  from 
a  public  street,  (3)  the  zone  is  only  granted  in  areas  served  by  public  water 
and  sewer.  The  density  is  12.5  dwelling  units  per  acre  and  a  minimum  lot  size 
of  20,000  square  feet  is  required. 

Miiltiple  Family  Zones 

R-30.  Multiple  Family  -  Low  Density  Residential  —  This  provides  sites  for  gaj>- 
den,  group  type  homes  and  low  profile  apartments.  The  density  is  li4.«5  dwelling 
units  per  acre  and  a  minimum  lot  size  of  12,000  square  feet  is  required. 

R-20,  Multiple  Family  -  Medium  Density  Residential  —  The  density  here  is  21.7 
dwelling  units  per  acre,  and  the  minimum  lot  area  is  16,000  square  feet. 

R-10,  Multiple  Family  -  High  Density  Residential  —  This  has  a  maximum  permissi- 
ble density  of  14.3.5  dvrelling  units  per  acre,  and  a  minimum  lot  size  of  20,000 
square  feet. 

R-H,  Multiple  Family,  High-Rise  Planned  Residential  —  The  density  depends  upon 
the  building  coverage,  with  a  maximum  of  i+3«5  dwelling  units  per  acre,  and  there 
is  a  minimum  area  requirement  of  i).0,000  square  feet.  By  special  exception,  a 
number  of  mixed  uses,  such  as  retail  stores,  are  permittedo  Site  plan  approval 
by  the  Planning  Board  is  required. 

R-CBD,  Multiple  Family,  Central  Business  District  —  This  is  to  provide  for  a 
mixture  of  residential  and  commercial  facilities  in  central  commercial  areas  at 
high  densities.  These  zones  are  restricted  to  certain  defined  business  dis- 
tricts: West  Chevy  Chase;  Bethesda;  Silver  Spring;  Kensington;  and  Wheaton. 
The  uses  permitted  include  multiple  family  dwellings,  apartment  hotels,  hotels, 
and  general  commercial  and  office  lises.   There  is  a  provision  for  development 
plan  approval  by  the  Planning  Board. 

R-O-CBD  Zone  -  Residential,  Office,  Central  Business  District  —  This  is  designed 
to  provide  for  a  mixttire  of  residential,  office,  and  commercial  facilities  in 
the  central  commercial  areas.  It  must  be  located  in  a  central  business  district 
as  defined  in  the  previous  zone.   The  uses  permitted  are  broader,  including  gen- 
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eral  offices  and  retail  and  service  commercial  uses.   The  tract  of  land  must  have 
a  minimum  of  three  acres  under  single  ownership  or  control.  Provision  must  be 
made  for  housing  lost  by  reason  of  the  development.  There  is  a  bonus  of  greater 
residential  density  if  moderate  income  housing  is  provided.  This  is  a  "floating" 
zone:   a  site  development  plan  is  approved  by  the  County  Co-uncil  in  connection 
with  the  rezoning. 

Commercial  Zones 

C-0,  Commercial  -  Office  Building  —  This  is  a  standard  commercial  zone  keyed 
towards  offices  with  limited  retail  uses.   The  maximum  height  is  eight  stories, 
with  a  bonus  if  parking  is  provided. 

C-T  Zone,  Commercial  Transition  —  This  is  a  zone  for  low- intensity  commercial 
buildings  which  are  intended  to  provide  a  transition  between  detached  residential 
areas  and  high  intensity  commercial  development.   A  detailed  site  plan  must  be 
submitted  to  the  Planning  Board  prior  to  building  permit. 

0-M  Zone,  Office  Building  -  Moderate  Intensity  —  This  is  a  moderate  height  office 
building  zone  and  requires  site  plan  approval  by  the  Planning  Board  prior  to  build- 
ing permit. 

C-P,  Commercial  Office  Park  —  This  is  an  office  building  zone  requiring  a  minimum 
of  five  acres,  and  there  is  a  requirement  for  development  plan  approval  by  the 
Planning  Board  before  issuance  of  a  building  permit. 

H-M,  Hotel  -  Motel  —  This  zone  requires  a  minim-um  lot  size  of  two  acres,  and  site 
plan  approval  by  the  Planning  Board. 

C-1  Zone,  Convenience  Commercial  —  This  is  designed  for  neighborhood  commercial 
uses  which  have  a  direct  relationship  to  the  neighborhood.   It  is  not  permitted 
inside  a  central  business  district.   The  building  height  limit  is  two  and  one-half 
stories. 

C-2  Zone,  General  Commercial  —  This  permits  a  broad  range  of  commercial  uses, 
including  service  stations.   Height  is  limited  to  U2   feet. 

C-3  Highway  Commercial  —  This  is  a  zone  to  be  located  along  major  highways  either 
planned  or  existing  having  pavement  of  at  least  six  lanes.   It  is  designed  to  con- 
trol the  frequency  of  direct  access  to  the  highway  frontage  by  grouping  of  uses, 
with  service  road  access.   This  requires  approval  by  the  Planning  Board  of  a  site 
plan  before  building  permit. 

C-I,  Country  Inn  Zones  —  This  is  a  "floating"  zone  with  single  principal  use.   A 
site  development  plan  must  accompany  the  zoning  application. 

Industrial  Zones 

I-l  Zone,  Light  Industrial  —  The  uses  permitted  in  this  zone  are  consistent  with 
the  designation.   There  are  special  provisions  for  increasing  the  height,  with 
site  plan  approval,  special  setbacks,  etc. 

1-2,  Heavy  Industrial  —  This  again  is  consistent  with  the  designation. 

1-3,  Industrial  Park  —  This  allows  general  industrial  uses  except  heavy  industrial 
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■uses,  in  conformity  with  a  set  of  performance  standards.   The  minimxim  tract  area 
is  50  acres.   The  site  development  plan  is  subject  to  approval  by  the  Planning 
Board,  and  the  Department  of  Environmental  Protection  enforces  the  performance 
standards. 

Planned  Unit  Development  Zones 

Town  Sector  Zone  —  This  zone  is  intended  to  provide  for  "new  towns"  which  would 
contain  all  of  the  residential,  commercial  and  industrial  facilities  needed  to 
establish  a  town  that  is  reasonably  self-sufficient  except  for  major  employment 
and  central  business  district  shopping.   The  minimum  area  is  1,500  acres.   A  town 
sector  zone  may  be  located  either  in  a  corridor  as  shown  on  the  general  plan  or 
as  a  new  community  which  lies  outside  of  the  corridor.   The  general  plan  for  the 
sector  is  approved  by  the  County  Council  at  the  time  of  the  granting  of  the  zon- 
ing. There  are  certain  standards  set  forth,  including  maximum  total  area  for 
commercial  use,  maximum  total  area  for  indiostrial  purposes,  minimum  total  area 
for  open  space.  Maximum  population  is  l5  people  per  acre,  upon  hypothetical  den- 
sities for  detached,  town  house,  and  multiple  family  dwellings.   Once  the  town 
sector  zone  is  created,  the  Planning  Board  reviews  and  approves  preliminary  plans 
which  contain  certain  information  unique  to  the  town  sector  zone,  such  as  public 
school  sites,  in  addition  to  all  of  the  information  required  for  submission  of 
preliminary  subdivision  plans.  Each  preliminary  plan  must  include  at  least  50 
acres. 

Planned  Neighborhood  Zone  —  The  purpose  of  the  planned  neighborhood  zone  is  to 
facilitate  the  construction  of  residential  neighborhoods.   The  size  of  the  neigh- 
borhood should  provide  a  child  population  sufficient  to  utilize  at  least  one  pub- 
lic elementary  school  of  from  L|.50  to  700  pupils.  Retail  shopping  facilities  are 
peimitted.   The  density  of  the  zone  is  computed  according  to  density  standards, 
setting  forth  densities  for  single-family,  town  house,  and  multiple  family 
dwellings.  This  density  standard  also  contains  a  table  for  the  number  of 
children  for  each  of  those  types  of  dwellings.  Population  density  cannot  exceed 
fifteen  persons  per  acre.   Approval  of  a  planned  neighborhood  is  by  the  District 
Council.   In  addition,  the  Planning  Board  approves  the  preliminary  subdivision 
plan  which  must  contain  certain  additional  information  beyond  the  information 
required  by  the  Subdivision  Regulations.   There  is  a  provision  requiring  reser- 
vation of  land  for  public  purposes. 

P-R-C  Zone,  Planned  Retirement  Community  —  This  is  a  floating  zone  and  the  devel- 
opment plan  is  approved  by  the  District  Council  at  the  time  the  property  is  re- 
zoned.  There  is  a  list  of  reqioired  and  permitted  uses.   Density  standards 
differentiate  between  the  part  restricted  to  permanent  residents  50  years  of 
age  and  over  (maximum  of  ten  dwelling  units  per  acre).   Standards  for  the  non- 
aged are  restricted  to  six  units  per  acre.   The  minimum  area  requirement  is  750 
acres . 

Planned  Development  Zone  —  This  is  a  major  zone  with  the  express  purpose  of 
encouraging  large  scale  developments,  at  densities  consistent  with  those  indicated 
on  an  area  master  plan.   In  approving  a  planned  development  zone,  the  District 
Council  specifies  a  density  category,  ranging  from  two  dwelling  units  per  acre  to 
Uk   dwelling  units  per  acreo  The  tract  must  be  large  enough  to  construct  100  or 
more  dwelling  units  under  the  density  category  granted;  and  it  must  be  at  least 
five  acres.   Once  the  density  category  is  established,  there  are  minimum  percen- 
tage requirements  for  one-family  detached,  attached  and  multiple  family  dwellings 
dependent  upon  the  density  category  and  the  size  of  the  development.   This  zone 
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is  primarily  residential,  although  certain  commercial  and  office  facilities  may 
"be  included  depending  upon  the  size  of  the  development,  and  other  commercial 
and  industrial  uses  may  be  permitted  if  they  appear  on  the  master  plan  of  the 
area.   There  is  a  mandatory  requirement  for  open  space  and  for  the  dedication 
of  lands  for  public  streets,  parks  and  schools.   In  connection  with  the  approval 
of  the  zone,  a  development  plan  must  be  submitted  and  this  becomes  part  of  the 
approved  zone.   The  District  Council  may  approve  a  planned  development  zone  with 
a  density  category  higher  than  that  which  is  indicated  on  the  applicable  master 
plan,  but  such  approval  requires  the  votes  of  at  least  five  members  of  the  Dis- 
trict Council.  Following  approval  of  a  development  plan,  the  developer  submits 
a  detailed  site  plan  which  must  contain  certain  additional  information  in  addi- 
tion to  all  of  the  information  required  in  a  preliminary  subdivision  plan.   The 
Planning  Board  approves  the  detailed  site  plan.   A  planned  development  zone  can- 
not be  approved  in  any  area  which  does  not  show  a  density  of  at  least  two  dwelling 
units  per  acre  on  the  applicable  master  plan. 

Central  Easiness  District  Zones 

These  were  adopted  in  September,  1973,  and  February,  197i|.   All  of  the  CBD  zones 
contain  provisions  for  consistency  with  adopted  master  and  sector  plans.  The 
zones  are  designed  only  for  location  in  the  central  business  districts  of  the 
county.  Descriptive  literature  put  out  by  the  county  states  that  the  new  zones 
will  be  created  by  comprehensive  rezoning  by  sectional  map  amendments  at  the 
initiative  of  the  District  Council.  Further,  the  literat\ire  indicates  that  the 
standards  and  requirements  of  the  new  CBD  zones  reduce  the  density  and  floor  area 
that  could  be  built  within  the  central  business  districts  under  the  existing  zon- 
ing. The  literature  states  that  the  old  zones  imposed  no  requirements  to  assure 
open  space,  light  and  air,  and  that  the  new  zones  do  this. 

There  are  five  of  these  zones:  CBD-R,  CBD-O.J,  CBD-1,  CBD-2,  and  CBD-3.  Generally 
speaking,  they  allow  progressively  greater  dwelling  units  per  acre,  higher  floor 
area  ratios  for  non- residential  uses  and  greater  heights.   In  addition,  each  CBD 
zone  has  provisions  for  an  optional  method  of  development.   These  give  greater 
floor  area  ratios,  height  and  dwelling  units  per  acre,  but  require  specific 
approval  of  the  Planning  Board.   The  purpose  of  the  optional  provisions  is  to 
provide  open  space  and  other  facilities  in  return  for  higher  density. 

These  zones  permit  both  residential  and  commercial  development  in  the  same  struc- 
ture. The  residential  density  varies  from  35  dwelling  units  per  acre  under  the 
CBD-0.5>  standard  method,  to  200  dwelling  units  per  acre  under  the  CBD-3,  optional 
method.  The  height  limitations  range  from  60  to  200  feet.   One  of  the  expressed 
pmrposes  is  to  encourage  the  creation  of  pedestrian  systems,  walkways,  etc.,  par- 
ticularly in  the  CBD-3  zone  which  is  designed  for  land  immediately  adjacent  to  a 
transit  station. 

The  optional  method  of  development  under  each  of  the  CBD  zones  requires  Planning 
Board  approval  of  a  development  plan,  and  detailed  site  plans  are  required  before 
approval  of  building  permits. 

Moderately  Priced  Housing  —  Adopted  legislation  requires  that  each  residential 
development  of  50  or  more  dwelling  units  contain  at  least  l5%  moderately  priced 
dwelling  units  (MPDU) .   A  MPDU  is  either  a  unit  sold  under  one  of  a  number  of 
federal  programs  for  moderate  and  low  income  housing,  or  a  unit  which  meets  cer- 
tain sale  or  rental  prices  set  forth  in  the  law,  subject  to  revision  from  time  to 
time.  This  legislation  also  sets  forth  standards  for  the  increase  of  permissible 

-111- 


density  in  each  of  the  residential  zones  where  MPDU's  are  included  in  a  develop- 
ment.  In  most  cases  these  density  increases  are  equal  to  20%  of  the  niomber  of 
units  otherwise  permitted.   The  iise  of  these  increased  densities  requires  the 
approval  of  a  site  plan  by  the  Planning  Board. 

Zoning  Map 

The  present  Zoning  Map  is  principally  the  result  of  (l)  the  comprehensive  map  for 
the  southern  and  eastern  portion  of  the  county  adopted  as  a  part  of  the  19^k  zon- 
ing ordinance  revision,  and  comprising  what  then  constituted  the  regional  districts; 

(2)  the  northern  and  western  portions  of  the  county,  which  were  added  to  the  re- 
gional district  and  covered  by  the  revised  text  and  newly  adopted  map  in  19^8; 

(3)  a  number  of  "sectional  map  amendments"  or  comprehensive  amendments  of  major 
areas,  including  the  Olney-Laytonsville  area  (ll|.,902  acres  in  I967),  the  upper 
Rock  Creek  planning  area  (8,923  acres)  in  1971)5  the  Cabin  John  Watershed  area 
(5>796  acres  in  1958),  and  a  number  of  smaller  areas;  (I4.)  comprehensive  zoning 
in  197U  establishing  large  areas  of  the  rural  zone  in  the  northern  and  western 
portions  of  the  county  and  RE-2  zoning  above  Gaithersburg. 

This  Zoning  Map  reflects  the  history  of  major  population  growth  and  development 
in  the  county.  Within  the  beltway,  the  zoning  is  principally  R-60  and  R-90  and 
the  apartment  zones.  North  of  the  beltway  there  are  significant  large  areas  of 
R-90  and  R-60  zones  from  the  beltway  to  Rockville,  from  the  beltway  to  Aspen  Hill, 
and  from  the  beltway  towards  Colesville. 

The  R-200  zone  is  the  base  zone  for  the  total  1-270  corridor  development  above 
Rockville.   It  also  forms  the  base  of  the  new  town  developments  above  Rockville 
such  as  Gaithersburg  and  Germantown. 

Multi-family  and  commercial  zones  are  principally  in  the  developed  portions  of  the 
county,  in  high  density  residential  areas,  commercial  centers,  and  along  transpor- 
tation routes.   The  R-CBD  zones  are  located  in  Friendship  Heights,  Bethesda,  Sil- 
ver Spring  and  Wheaton. 

There  are  two  Planned  Neighborhood  Zones  (PWZ)  in  existence.   One  is  located  south- 
west of  the  Montgomery  County  airport  and  the  other  at  the  intersection  of  Johnson 
Road  and  Route  27  in  Clarksburg.  There  is  one  Planned  Retirement  Community  (P-R-C 
zone)  on  Georgia  Avenue  called  Rossmoor.  Two  Planned  Development  Zones  (P-D)  have 
been  approved,  one  in  the  North  Bethesda  area  and  the  other  on  the  south  side  of 
Middlebrook  Road,  2,500  feet  east  of  Md.  Route  II8  in  Germantown. 

A  major  revision,  consisting  of  two  map  amendments  to  implement  the  Rural  Zone, 
was  adopted  in  197U»  This  covers  about  120,000  acres  located  mainly  in  the 
western,  northern,  and  far  eastern  parts  of  the  county.  The  area  comprises 
about  one- third  of  the  county's  total  land  area. 

The  revision  also  included  a  large  area  of  RE-2  zoning  above  Gaithersburg,  which 
comprises  about  13,000  acres. 

Growth  Policy 

The  Montgomery  County  Planning  Board  published  in  October,  197^4-9  the  "First  Annual 
Growth  Policy"  and  has  published  three  growth  policy  documents  since  that  time,  the 
latest  being  in  1977.  These  documents  demonstrate  that  the  plans  and  policies 
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described  in  this  survey  are  "being  continually  studied,  and  it  is  obvious  that 
changes  and  amendments  will  take  place.   The  Planning  Board  makes  a  number  of 
significant  reconmendations ,  including  a  greater  emphasis  on  development  in  the 
down  county  suburban  areas  for  the  next  six  years  as  opposed  to  channeling  most 
new  development  to  the  corridor  cities;  this  recommendation  derives  from  the 
impact  of  the  mass  transit  system  currently  under  construction.   This  system 
will  serve  the  close-in  suburban  area,  and  derives  also  from  the  constraints  on 
the  county's  ability  to  provide  public  services,  including  transportation,  for 
development  in  the  corridor  cities. 

Subdivision  Reisulations 

The  Subdivision  Regulations  are  administered  by  the  Montgomery  County  Planning 
Board.   These  Regulations  are  quite  detailed  and  appear  to  contain  the  normal 
provisions . 

The  Subdivision  Regulations  contain  detailed  requirements  for  water  and  sewer 
facilities  and  approval  is  based  upon  the  recommendations  of  the  Washington 
Suburban  Sanitary  Commission  and  the  Department  of  Environmental  Protection. 
Where  public  or  commtmity  water  and  sewer  systems  are  not  used,  the  Subdivision 
Regulations  contain  a  provision  requiring  progressively  higher  lot  sizes  depen- 
dent upon  the  number  of  subdivided  lots  using  or  potentially  using  individual 
septic  systems  within  the  proposed  subdivision  and  within  1,000  feet  of  every 
subdivision. 

The  Subdivision  Regulations  also  contain  requirements  for  reservation  of  sites 
for  public  uses  and  a  separate  section  setting  forth  standards  for  cluster  subdi- 
vision in  the  various  residential  zones  where  that  is  permitted. 

Adequate  Public  Facilities  Ordinance  —  Although  the  adequate  public  facilities 
ordinance  is  a  part  of  the  Subdivision  Regulations,  it  is  a  major  provision  of 
significant  importance  and  for  that  reason  it  will  be  treated  separately. 

The  adequate  public  facilities  ordinance,  adopted  June  26,  1973 »  snd   amended 
April  21,  1.31 1 ,    states  this  basic  requirement: 

"No  preliminary  plan  of  subdivision  shall  be  approved  unless  the 
Planning  Board  determines  that  public  facilities  are  adequate  to 
support  and  service  the  area  of  the  proposed  subdivision/' 

The  enumerated  facilities  which  must  exist  or  be  planned  to  service  the  subdivi- 
sion are: 

1.  Roads  and  public  transportation  facilities; 

2.  Sewerage  and  water  services  and  other  necessary  public  utilities; 
and 

3.  Various  physical  facilities  such  as  police  stations,  fire  houses, 
health  clinics,  and  schools. 

In  the  determination  of  the  adequacy  of  public  facilities,  the  Planning  Board  is 
directed  to  consider: 
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1.  The  estimated  increase  in  population  when  the  subdivision  is  developed 
in  context  with  projected  densities,  as  anticipated  by  the  area  master 
plan  and  currently  approved  subdivisions  in  the  surrounding  area; 

2.  The  state  of  development  likely  to  result  from  the  development  of  the 
subdivision  in  conjunction  with  approved  plans  and  approved  subdivi- 
sions in  the  vicinity;  and 

3.  The  avoidance  of  excessive  expenditure  of  funds  necessitated  by  the 
proposed  subdivision. 
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PRINCE  GEORGE'S  CODITY 


Location:   Suburban  Washington 

1970  Population:   660,56? 

Population  Change:   I96O-I97O  +8i+.8% 

Largest  Incorporated  Municipality:   Bowie  35>028 

General  Plan  Adopted:   196I|.>  by  Planning  Board 
Zoning  Adopted:   19U9>  amended  through  1977 
Subdivision  Regulations:   Adopted  I96I,  amended  through  1977 
Legal  Authority:  Article  66D,  Annotated  Code  of  Maryland,  1975 » 
as  amended. 


Plan 

The  Plan  for  Prince  George's  County  entitled  On  Wedges  and  Corridors,  A  General 
Plan  for  the  Maryland-Washington  Regional  District  in  Montgomery  and  Prince 
George's  Counties  was  adopted  by  the  Maiyland-National  Capital  Park  and  Planning 
Commission  on  January  22,  1961+  and  has  been  described  under  the  section  dealing 
with  the  Maryland-National  Capital  Park  and  Planning  Commission.   In  1975  'the 
county  began  an  I8  month  reassessment  of  the  19614.  General  Plan  in  light  of  dev- 
elopments and  changes  which  have  taken  place  in  the  ten  years  since  its  adoption. 

With  the  District  Council's  approval  of  an  area  master  plan  on  October  I8,  1977 » 
there  were  official  area  master  plans  for  all  of  Prince  George's  County.  Except 
for  three  area  master  plans  predating  legislation  mandating  District  Council  ac- 
tion, all  other  area  master  plans  have  been  approved  by  the  District  Council. 
Following  a  I969  amendment  by  the  State  Legislature  to  the  Regional  District  Act, 
the  county,  in  1972,  established  its  own  procedures  for  the  adoption  and  approval 
of  the  General  Plan,  functional  plans,  and  area  master  plans. 

These  require  that  the  Maryland-National  Capital  Park  and  Planning  Commission  sub- 
mit to  the  District  Coioncil  for  approval  a  map  dividing  the  Regional  District  into 
planning  areas  and  an  identification  of  each  area  for  purposes  of  local  area  master 
plans.   The  District  Council  then  reviews  this  proposal  and  authorizes  the  Commis- 
sion to  initiate  a  plan.   The  Commission  is  then  required  to  develop  certain  basic 
information  in  the  form  of  maps,  including  existing  zoning  and  existing  land  use, 
and  the  Commission  is  required  to  hold  a  hearing  on  the  intent  to  develop  a  plan. 
The  Commission  then  prepares  the  plan,  and  holds  a  public  hearing  on  the  proposed 
plan.  Following  the  public  hearing,  the  Commission  adopts  the  plan  and  transmits 
it  to  the  Prince  George's  County  Council  and  the  County  Executive.   The  County 
Council  advertises  the  proposed  plan  for  a  public  hearing,  holds  the  hearing,  and 
approves  the  plan,  with  or  without  amendments,  rejects  the  plan,  or  returns  the 
plan  to  the  Commission  for  further  consideration. 

The  following  area  master  plans  have  been  adopted: 

Bowie-Collington  Model  Neighborhood  Area 

College  Park-Greenbelt  Northwestern  Area 

Defense  Heights-Bladensburg  Patuxent  River  Watershed  Park 

Pairland-Beltsville  South  Laurel-Montpelier 

Model  Neighborhoods  South  Potomac  Sector  Plan 

Glenn  Dale-Seabrook-Lanham  Suitland-District  Heights 
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Henson  Creek  Watershed  Plan  Takoma  Park-Langley  Park 

Hyattsville  Brentwood  (PA  68)         Town  of  Colmar  Manor 
Master  Plan  for  Subregion  V  Largo-Lottsford 

Master  Plan  for  Subregion  VI  Route  1  Special  Treatment 

Upper  Marlboro  Special  Treatment       57th  Avenue  Amendment  to  the 

Bladensburg-Defense  Heights 

Plan 


Zoning  Ordinance 

The  Prince  George's  County  Zoning  Ordinance  is  a  detailed  code  with  many  indivi- 
dual zoning  districts  and  many  detailed  provisions.  It  is  not  possible  in  this 
analysis  to  give  a  comprehensive  summary  of  the  zoning  provisions. 

The  laws  governing  planning  and  zoning  in  Prince  George's  County  have  been 
described  in  the  section  of  this  report  dealing  with  the  Maryland-National  Capital 
Park  and  Planning  Commission.   Several  provisions  may  be  noted  here.  The  zoning 
code  contains  a  provision  for  an  office  of  zoning  hearing  examiner. 

The  zoning  hearing  examiner  has  the  authority  and  duty  of  conducting  hearings  on 
applications  for  zoning  map  amendments,  applications  for  special  exception  grants, 
including  applications  for  variances  in  conjunction  with  such  special  exceptions, 
and  a  number  of  other  administrative  matters.   The  zoning  hearing  examiner  con- 
ducts a  public  hearing  and  prepares  a  written  decision  which  contains  specific 
findings  of  facts,  conclusion  of  law,  and  a  recommended  disposition  of  the  caseo 
There  is  a  procedure  whereby  any  participant  may  file  exceptions  to  any  portion 
of  the  decision  and  may  request  oral  argument  before  the  District  Council.   The 
District  Coimcil  makes  the  final  decision  on  the  application. 

The  Board  of  Zoning  Appeals  hears  applications  for  variances  and  hears  appeals  in 
the  usual  circumstance  where  it  is  alleged  that  an  administrative  official  has 
committed  an  error  in  a  refusal  of  a  building  permit,  etc.   The  Board  of  Zoning 
Appeals  does  not  hear  special  exceptions  as  these  are  granted  by  the  District 
Council.  The  zoning  code  contains  a  section  dealing  with  special  exceptions. 

Zoning  Districts 

0-S  Zone  -  (Open  Space)  —  Permitted  uses  include  single-family  detached  dwellings, 
agriculture  activities,  accessory  uses  which  serve  a  professional  use  located  on 
the  same  tract  and  commimity  facilities.   The  basic  minimum  lot  size  permitted  is 
five  acres.  An  exception  exists  for  resubdi visions  of  two  or  more  undeveloped 
lots  both  under  the  same  ownership.  In  this  case,  the  minimum  lot  size  is  20,000 
square  feet.  The  maximum  lot  coverage  for  this  zone  cannot  be  more  than  five 
percent,  and  the  building  height  cannot  exceed  35  feet. 

R-A  Zone  -  (Residential- Agricultural)  —  Permitted  uses  include  single-family  de- 
tached dwellings,  agriculture  uses,  accessory  buildings  and  uses,  churches,  com- 
munity facilities,  and  non-commercial  kennels.   The  basic  minimum  lot  size  per- 
mitted is  two  acres.  For  lots  recorded  prior  to  I2/13/7O,  lots  of  10,000  square 
feet  are  permitted.   The  maximum  lot  coverage  cannot  be  more  than  ten  percent. 
Dwelling  units  cannot  number  more  than  O.3  per  acre  and  the  height  of  the  build- 
ings cannot  exceed  50  feet  except  in  the  case  of  agricultural  buildings  in  which 
there  is  no  height  limit. 
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R-E  Zone  -  (Residential  Estate)  —  This  zone  permits  one  family  detached  residen- 
tial development  with  large  lots  of  various  size  and  shapes.   Its  purpose  is  to 
tetter  utilize  the  natural  terrain  and  thereby  encourage  preservation  of  trees 
and  open  space  in  order  to  create  an  estate  life  atmosphere  and  to  prevent  soil 
erosion  and  stream  valley  flooding.   The  basic  minimum  lot  size  is  14.0,000  square 
feet.   The  maximum  lot  coverage  cannot  be  more  than  twenty  percent  and  the  build- 
ing height  cannot  exceed  35  feet.  Dwelling  units  must   number  less  than  one  per 
acre. 

R-R  Zone  -  Rxiral  Residential  —  Permitted  uses  include  agriculture,  forestiy, 
public  and  institutional  uses,  and  single-family  detached  dwellings.   Airports, 
comme3?cial-recreation  facilities,  hospitals,  multi-family  detached  conversion 
dwellings,  motels,  trailer  camps,  and  sanitary  landfills  are  permitted  by  special 
exception.   The  basic  minimum  lot  size  in  the  R-R  zone  is  20,000  square  feet. 
For  existing  subdivisions  recorded  prior  to  2/1/7O,  lots  of  15,000  square  feet 
are  permitted  and  prior  to  7/1/66,  10,000  square  feet  is  the  minimum  lot  size 
provided  public  water  is  available.  Existing  subdivisions  may  also  be  resubdi- 
vided  as  planned  unit  or  cluster  development  in  which  case  10,000  square  feet  is 
the  minimum  lot  size  for  detached  dwellings.   The  minimum  lot  area  requirements 
of  this  section  unserved  by  public  water  and  sewer  facilities  shall  be  increased 
to  include  any  additional  area  deemed  necessary  by  the  County  Health  Officer. 

R-80  Zone  -  One  Faniily  Detached  Residential  —  Permitted  uses  are  the  same  as 
allowed  in  the  R-55  zone  -  One  Family  Detached  Residential,  below.   The  minimum 
lot  size  for  lots  of  record  duly  recorded  prior  to  8/19/7O  is  8,000  square  feet. 
Lots  recorded  after  this  date  must  contain  9,500  square  feet.   Cluster  develop- 
ments are  permitted  with  a  minimum  lot  size  of  6,000  square  feet  for  detached 
dwellings  and  1,500  square  feet  for  town  houses. 

R-^^  Zone  -  One  Family  Detached  Residential —  Permitted  uses  include  limited  agri- 
cultural activities,  public  and  institutional  uses  and  single-family  detached  dwel- 
lings.  Airports,  automobile  parking  facilities,  hospitals,  medical  offices,  and 
sand  and  gravel  extraction  are  permitted  as  special  exceptions.   The  minimum  lot 
size  for  detached  dwellings  is  6,500  square  feet.  However,  duly  recorded  lots 
filed  prior  to  adoption  of  the  Zoning  Ordinance  may  have  5>000  square  feet.   This 
is  also  true  of  subdivisions  originally  subdivided  prior  to  ordinance  adoption. 
The  minimum  lot  size  is  L|.,800  square  feet  (detached)  and  1,500  square  feet  (town 
house)  in  cluster  developments. 

R-35  Zone  -  One  Family  Semi-Detached  and  Two  Family  Detached  Residential  —  Per- 
mitted uses  include  those  allowed  in  the  R-55  Zone,  and  one  family  semi-detached 
and  two  family  dwellings.  Special  exception  uses  are  not  included.  The  minimum 
lot  size  for  one  family  semi-detached  dwellings  is  3»500  square  feet  and  7,000 
square  feet  for  two  family  detached  dwellings.  In  cluster  developments,  minimum 
lot  sizes  are  14,800  square  feet  (detached  dwellings),  2,500  square  feet  (each  semi- 
detached dwelling)  and  1,500  square  feet  (town  house). 

R-T  Zone  -  Town  House  —  The  purpose  of  this  district  is  to  provide  suitable  sites 
for  town  houses  that  will  more  fixLly  and  efficiently  utilize  available  public 
utilities  and  services.  Permitted  uses  include  limited  agricultural  activities, 
public  and  institutional  uses,  town  houses,  single-family  detached  dwellings,  and 
cluster  developments.  Hospitals  and  private  clubs  are  allowed  by  special  excep- 
tion.  The  minimum  lot  size  for  town  houses  is  1,500  square  feet.  Town  house 
developments  require  detailed  site  plans  including  a  series  of  special  design 
criteria  subject  to  the  approval  by  the  Planning  Board. 
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R-20  -  One  Family  Triple- Attached  Residential  —  Permitted  uses  include  the  same 
uses  allowed  in  the  R-55  zone  except  that  professional  offices  are  expressly  pro- 
hibited.  The  minimum  lot  size  for  triple-attached  dwellings  is  3,000  square  feet 
for  exterior  lots  and  2,000  square  feet  for  middle  lots. 

R-30  Zone  -  lyEultiple  Family,  Low  Density  Residential  —  The  piirpose  of  this  dis- 
trict is  to  provide  suitable  sites  for  low  density  rental  housing  units  of  the 
"garden  apartment"  type  at  locations  recommended  in  the  General  Plan.  Permitted 
uses  include  limited  agricultural  activities,  professional  offices  in  multi-group 
dwellings,  public  and  institutional  uses,  single-family  detached  dwellings,  and 
lower  density  multi-family  dwellings.   The  minimum  lot  size  for  multi-family  dwel- 
lings is  12,000  square  feet. 

This  district,  along  with  certain  other  multi-family  districts,  contains  an  unusual 
provision  entitled  "Bedroom  Unit  Percentages".  This  sets  maximum  percentages  of 
bedrooms  for  each  apartment  building  or  complex  as  follows:  two  bedroom  apart- 
ments, l0/o;    three  or  more  bedroom  apartments,  10%.   There  is  no  limitation  on 
efficiency  and  one  bedroom  units.   The  provision  is  apparently  designed  to  reduce 
the  momber  of  children  occupying  the  stiructure. 

R-30  0  -  Multiple  Family,  Low  Density  Residential  Condominium  —  This  zone  makes 
available  low-density  multiple-family  developments  of  the  "garden  apartment"  vari- 
ety.  The  basic  minimum  lot  size  is  12,000  square  feet.   The  maximum  lot  coverage 
cannot  be  more  than  twenty  percent  and  the  building  height  cannot  exceed  30  feet. 
Not  less  than  seventy  percent  of  the  net  lot  area  should  be  devoted  to  green  areas. 
Site  plan  approval  is  required.   Twelve  units  per  acre  are  allowable,  ten  units 
for  town  houses. 

R-l8  Zone  -  Multiple  Family,  Medium  Density  Residential  —  The  purpose  of  this 
district  is  to  provide  suitable  sites  for  multi-family  dwellings  of  a  moderate 
density  and  building  bulk  at  locations  recommended  in  the  General  Plan.  Permitted 
uses  include  multiple-family  dwellings,  limited  agricultural  activities,  boarding 
houses,  professional  offices  located  in  multiple-group  dwellings,  public  institu- 
tional uses,  single-family  dwellings  of  moderate  density.  Higher  density  multi- 
family  dwellings  and  apartments  for  elderly  or  handicapped  are  allowed  by  special 
exception.   The  minimum  lot  size  for  multi-family  dwellings  is  16,000  square  feet 
with  2,000  square  feet  required  for  each  dwelling  unit.   The  bedroom  unit  percen- 
tages are  the  same  as  for  the  R-30  zone. 

R-l8  0  -  Multiple  Family,  Medium  Density  Residential  —  This  zone  permits  develop- 
ment of  apartments,  rooming  and  boarding  houses,  and.  fraternity  and  sorority 
houses.   The  minimum  lot  size  is  one  acre.   Seventy  percent  of  the  lot  coverage 
must  be  green  area  if  the  building  is  four  or  more  stories.   Fourteen  units  per 
acre  are  allowable,  twenty  units  if  the  bviilding  is  over  36  feet  in  height. 

R-H  Zone  -  Multiple-Family  High  Rise  Residential  —  The  purpose  of  this  district 
is  to  provide  suitable  sites  for  high  density  multi-family  dwellings  at  locations 
recommended  in  the  General  Plan.  Permitted  uses  include  limited  agricultTaral 
activities,  professional  offices,  public  and  institutional  uses,  single-family 
detached  dwellings,  and  multi-family  dwellings  subject  to  specific  density  con- 
trols.  Apartment  hotels,  housing  for  the  elderly,  retail  sales  and  service, 
medical  offices,  and  multi-family  dwellings  in  excess  of  permitted  density  con- 
trols are  allowed  by  special  exception.  The  minimum  lot  size  for  high-rise 
multi-family  dwellings  is  five  acres.   The  minimum  lot  area  per  dwelling  unit 
varies  from  900  square  feet  per  unit  to  l,Li.OO  square  feet  depending  on  percentage 
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of  lot  covered  "by  the  dwelling.  Maximum  lot  coverage  is  twelve  percent.  Fifty- 
five  percent  of  the  lot  area  must  be  maintained  as  open  space  or  "green  areas". 
Site  approval  by  the  Planning  Board  is  required  in  the  R-H  zone.  The  bedroom 
unit  percentages  are  the  same  as  for  the  R-30  zone. 

R-10  A  -  Multiple  Family  High  Density,  Residential  Efficiency  —  Permitted  uses 
include  accessory  buildings,  retail  sales,  churches  and  consumer  service  biiild- 
ings.   The  minimum  lot  size  is  two  acres.   At  least  fifty  percent  of  the  lot 
coverage  must  be  green  areas.  The  buiilding  must  be  at  least  fifty- two  feet,  and 
with  a  special  exception  can  go  to  a  maximum  of  110  feet.   Site  plan  approval  is 
required.   The  average  density  is  forty-eight  units  per  acre. 

R-10  Zone  -  Multiple-Family  High  Density  Residential  —  The  purpose  and  permitted 
uses  in  this  district  are  the  same  as  those  in  the  R-H  zone.   Special  exception 
uses  are  also  the  same  with  the  exception  of  more  specific  controls  on  retail 
and  service  commercial  activities.   Also,  agriculture  is  not  a  permitted  use  or 
special  exception.   The  minimum  lot  size  for  multi-family  dwellings  is  20,000 
square  feet.  Maximum  permitted  density  is  I|.8  dwellings  per  acre.   At  least  50% 
of  the  lot  area  must  be  maintained  as  "green  area".  The  bedroom  unit  percen- 
tages are  the  same  as  for  the  R-30  zone. 

R-P-C  Zone  -  Planned  Community  —  This  zoning  technique  allows  a  developer  to 
apply  to  the  Planning  Board  for  approval  of  large-scale  developments  located  on 
large  tracts  under  single  ownership  or  joint  ownership.   A  detailed  site  plan 
is  required.  Permitted  uses  include  all  uses  allowed  in  R-R,  R-55j  R-35>  R-20, 
R-l8,  R-10,  C-1,  C-2,  I-l,  and  1-2  zones.  Maximum  density  shall  not  exceed  eight 
dwellings  per  gross  acre  and  development  must  be  large  enough  to  accommodate 
approximately  500  families.   The  R.P.C.  zone  is  established  upon  the  specific 
request  of  a  property  owner  based  upon  a  development  plan  which,  after  enactment 
of  the  district  by  the  District  Council  and  approval  of  a  final  plan  by  the  Plan- 
ning Commission,  then  becomes  binding  on  the  developer. 

R-M-H  -  Planned  Mobile  Home  Community  —  The  purpose  of  this  zone  is  to  provide 
suitable  sites  for  planned  mobile  home  communities,  including  residences  and 
related  recreational,  commercial,  and  other  service  facilities.   The  minimum 
community  size  is  ten  acres,  at  iijOOO  square  feet  per  lot.   The  maximum  lot 
coverage  cannot  be  more  than  fifty  percent;  thirty  percent  must  be  green  area. 
The  average  density  is  seven  units  per  acre  and  the  maximum  building  height  is 
thirty-five  feet.   Development  Plan  approval  is  required. 

Comprehensive  Design  Zones 

These  are  unusual  zones  designed  to  implement  the  recommendations  of  area  master 
plans  and  public  urban  renewal  plans  by  keying  the  locations  of  the  zones  to  the 
recommendations  of  the  plans;  by  enabling  the  District  Council  to  review  the 
creation  of  the  zones  on  an  individual  basis;  by  providing  for  a  step-by-step 
plan  review  procedure;  and  by  giving  bonuses  in  residential  and  commercial  den- 
sities and  uses  in  return  for  providing  certain  facilities,  meeting  certain  stan- 
dards or  assembling  tracts  previoiosly  held  in  individual  ownership.   All  of  these 
zones  are  authorized  on  an  individual  basis  by  the  District  Council.   The  step- 
by-step  review  process  is  summarized  in  this  quotation: 

"Review  of  plans  is  to  be  concurrent  with  review  and  action  on  the  zon- 
ing application  and  the  subdivision  proposal.  The  initial  phase  is  the 
review  of  a  basic  plan  which  will  show  the  kinds  and  amounts  of  land 
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uses  proposed;  the  second  phase  is  a  review  of  a  Comprehensive  Design 
Plan,  text,  and  schedule  which  will  show  amounts  of  locations  of  land 
use  and  circulation  system  and  will  indicate  the  portions  of  develop- 
ment which  may  be  constructed  in  the  same  period;  and  the  third  phase 
is  a  review  of  specific  design  plans  for  each  portion  to  be  constructed 
in  the  same  time  period." 

Ma.jor  Activity  Center  (Comprehensive  Desiisyi  Zone)  —  This  is  a  large  zone,  re- 
quiring a  minimum  of  I4O   adjacent  acres,  designed  to  be  located  in  a  major  metro 
center  or  new  town  or  corridor  city  center.   A  general  principle  for  determining 
permissible  land  uses  is  "those  uses  which  serve  a  regional  resident  market  or 
provide  concentrated  employment  and  are  arranged  to  allow  easy  pedestrian  access 
between  uses".  The  enumerated  uses  include  dwellings,  general  offices,  retail 
trades  and  businesses,  department  stores  and  eating  and  drinking  establishments. 
The  residential  and  commercial  densities  and  intensities  are  broken  down  depen- 
dent upon  whether  the  zone  is  located  in  a  major  metro  center  or  in  a  new  town 
or  corridor  city  center.   The  base  residential  density  is  i+S  dwelling  units  per 
gross  residential  acre  in  a  major  metro  center  and  ten  dwelling  units  per  gix)ss 
residential  acre  in  a  new  town  or  corridor  city  center;  and  the  maximum  residen- 
tial density  is  12^  dwelling  units  per  gross  residential  acre  in  a  major  metro 
center  and  25  dwelling  units  per  gross  residential  acre  is  a  new  town  or  corri- 
dor city  center.   There  are  comparable  commercial  intensities  similarly  broken 
down. 

In  addition,  there  is  a  detailed  listing  of  bonuses  which  may  be  given  for  cer- 
tain "public  benefit  features".   These  public  benefit  features  include  additional 
green  areas,  recreation  space,  pedestrian  systems,  public  facilities,  distinctive 
street-scape  design,  preservation  of  historic  buildings,  multi-level  parking  and 
combination  of  individual  tracts.  For  providing  these  public  benefit  features 
an  increase  in  density  of  dwelling  units  or  an  increase  in  the  floor  area  ratio 
for  commercial  uses  is  allowed. 

Local  Activity  Center  (Comprehensive  Design  Zone)  —  This  zone  may  be  either  a 
community  center,  a  village  center,  or  a  neighborhood  center.  These  three  centers 
may  be  either  shown  on  an  area  master  plan  or  the  service  areas  of  such  centers 
are  assumed  to  be  equivalent  to  the  service  area  of  an  existing  or  planned  pub- 
lic school,  with  a  community  comprising  a  senior  high  school  service  area,  a 
village  comprising  a  junior  high  school  service  area,  and  a  neighborhood  compris- 
ing an  elementary  school  service  area.   A  comm\inity  center  must  consist  of  at 
least  six  acres.  The  general  principle  for  land  uses  shall  be  the  need  for  such 
uses  or  services  in  a  residential  area  of  a  given  size.   The  uses  include  dwel- 
lings, general  offices,  retail  trades,  repair  shops,  etc.   There  are  specific 
residential  densities  and  commercial  densities.   Per  example,  a  community  center 
has  a  base  residential  density  of  ten  dwelling  units  per  gross  residential  acre 
and  a  maximum  residential  density  of  20  dwelling  units  per  gross  residential  acre. 
There  are  provisions  for  increase  in  density  or  intensity  based  upon  the  provi- 
sion of  the  public  benefit  featixres  which  include  green  space,  recreation  areas, 
pedestrian  system,  public  facilities,  and  a  combination  of  individual  tracts. 

Employment  and  Institutional  Areas  (Comprehensive  Design  Zone)  —  The  general 
principle  for  land  use  in  this  zone  describes  the  purpose  of  the  zone,  that  is  to 
provide  a  location  for  concentrated  non-retail  employment  or  institutional  ser- 
vices for  the  county,  the  region,  or  a  greater  area.   The  description  of  permitted 
uses  includes  executive  and  research  facilities,  institutional  uses  of  an  educa- 
tional, medical,  religious,  or  research  nature,  manufacturing  uses,  and  warehouses 
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and  distribution  depot  facilities.   The  public  benefit  features  are  related  to 
additional  lot  area  retained  as  open  space  and  improved  by  landscaping  and 
design  amenities,  and  this  results  in  the  expansion  of  the  permissible  uses. 
There  is  a  minimum  tract  size  of  five  acres  which  may  be  waived  in  certain 
circumstances . 

Residential  Urban  Zone  (Comprehensive  Design  Zone) —  The  general  principle  for 
land  uses  in  this  zone  states  that  appropriate  uses  shall  be  residential  in 
nature  and  such  other  uses  necessary  to  serve  the  dominant  residential  use  with- 
out disrupting  the  basic  residential  character.   The  gross  density  of  the  zone 
is  determined  by  the  District  Council  in  light  of  the  area  master  plan  designa- 
tion, the  conventional  zoning  of  the  properties  being  rezoned,  and  the  public 
benefit  features  incorporated  in  the  plans  for  development  of  the  zone.   The 
District  Council  may  either  establish  a  base  residential  zone  of  8.0  dwelling 
units  per  gross  acre  or  12.0  dwelling  units  per  gross  acre.   In  addition,  an 
increase  in  percentage  of  dwelling  units  is  given  for  provision  of  certain  pub- 
lic benefit  features.  The  permitted  uses  include  dwellings  and  certain  other 
limited  uses  such  as  beauty  shops,  nursery  schools,  and  delicatessens  and  quick- 
service  grocery  stores.   There  is  a  basic  minimum  tract  size  of  four  acres  sub- 
ject to  reduction  in  certain  circumstances. 

Residential  Medium  Zone  (Comprehensive  Design  Zone)  —  Again,  the  general  princi- 
ple for  land  uses  in  this  zone  states  that  appropriate  uses  shall  be  residential 
in  nature  and  such  other  uses  necessary  to  serve  the  dominant  residential  use 
without  disrupting  the  basic  residential  character.   The  gross  density  of  the 
zone  is  determined  by  the  District  Council  in  light  of  the  area  master  plan  desig- 
nation, the  conventional  zoning  of  the  properties  being  rezoned,  and  the  public 
benefit  features  incorporated  in  the  plan  for  development  of  the  zone.   The  Dis- 
trict Council  may  either  establish  a  base  residential  zone  of  3' 6  dwelling  units 
per  gross  acre  or  S.Q   dwelling  units  per  gross  acre.   In  addition,  an  increase 
in  percentage  of  dwelling  units  is  given  for  provision  of  certain  public  benefit 
features.   The  permitted  uses  include  dwellings  and  certain  other  limited  uses 
such  as  beauty  shops,  nurseiy  schools,  and  delicatessens  and  quick-service  grocery 
stores.   There  is  a  basic  minimxim  tract  size  of  foiir  acres  subject  to  reduction 
in  certain  circumstances. 

Residential  Suburban  Zone  (Comprehensive  Design  Zone)  —  This  resembles  the  resi- 
dential urban  zone  but  the  permitted  densities  are  less.   Again  the  District 
Council,  after  considering  the  area  master  plan  designation  and  other  factors, 
establishes  the  density.  The  base  density  may  be  either  1.6  dwelling  units  per 
gross  acre  or  2.7  dwelling  units  per  gross  acre.   There  are  also  listed  maximum 
densities.   Again,  an  increase  in  densities  is  awarded  for  the  provision  of 
certain  public  benefit  features.   The  minimim  tract  size  is  the  same  as  the 
aforementioned  zones. 

Commercial  Zones 

The  commercial  zones  include:   C-0,  commercial  offices;  C-A,  ancillary  commercial 
(for  the  convenience  of  the  immediately  surrounding  neighborhood);  C-C,  community 
commercial;  C-G,  general  commercial;  C-H,  highway  commercial;  and  C-M,  commercial 
miscellaneous.  There  is  an  extensive  table  containing  a  listing  of  uses  generally 
permitted  and  uses  permitted  by  special  exception  for  all  of  the  commercial  zones 
except  C-1  and  C-2.   In  addition  to  the  uses  shown  in  the  table,  any  commercial 
use  may  be  permitted  by  special  exception  in  a  specific  zone  if  it  is  shown  that 
the  use  is  consistent  with  the  purpose  of  the  zone.   There  are  two  commercial 
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zones,  C-1,  local  commercial,  and  C-2,  general  commercial,  which,  pursuant  to  an 
amendment  adopted  in  1970,  can  no  longer  be  created. 

The  most  recent  adopted  commercial  zone,  C-S-C,  Commercial  Shopping  Center,  pro- 
vides a  basic  zone  for  the  location  of  predominantly  retail  commercial  shopping 
facilities  and  institutional  lises.   The  list  of  permitted  uses  includes  appro- 
priate recreational  and  service  activities  but  excludes  uses  incompatible  with 
general  retail  shopping  centers  and  institutional  uses.   This  classification  is 
designed  to  take  the  place  of  the  existing  C-1,  C-2,  C-C,  and  C-G  zones.  Maxi- 
mum building  height  is  thirty  feet,  with  exceptions. 

Industrial  Zones 

1-3  Zone  -  Planned  Industrial  Park  —  The  purpose  of  this  district  is  to  provide 
sites  for  industries  with  common  site  characteristics  including  amenities,  com- 
patibility of  operation,  functional  classification,  and  access.  Permitted  uses 
include  related  retail  sales  and  consumer  services,  business  and  professional 
offices,  agricultural  operations,  light  manufacturing,  processing,  and  assembly, 
research  and  development  laboratories,  trade  schools,  and  indoor  storage  and  ware- 
housing.  Dwellings  of  all  kinds  are  prohibited.   Airports,  public  utilities, 
and  cultural  and  entertainment  facilities  are  allowed  by  special  exception.   The 
minimum  site  area  is  five  acres,  and  the  minimum  area  of  any  lot  is  one  acre. 
The  maximum  building  coverage  is  thirty- five  percent.   An  approved  site  develop- 
ment plan  is  required. 

I-l  Zone  -  Light  Industrial  —  Permitted  uses  are  not  specifically  listed.   All 
uses  are  permitted  with  the  exception  of  a  series  of  prohibited  uses.  These  in- 
clude heavy  industrial  activities  with  normally  adverse  environmental  impacts. 
Also  prohibited  are  dwellings  of  all  types,  motels  and  hotels,  junk  yards,  stone 
quarries,  and  uses  prohibited  in  the  1-2  zone. 

1-2  Zone  -  Heavy  Industrial  —  Again  specific  permitted  uses  are  not  listed;  all 
uses  are  allowed  but  those  specifically  prohibited.  Prohibited  uses  include 
dwellings  of  all  types,  obnoxious  or  environmentally  objectionable  manufactioring 
operations,  junk  yards,  dumps,  pulp  mills,  etc. 

Miscellaneous  Provisions 

The  Zoning  Ordinance  contains  separate  sections  on  parking  and  loading  requirements, 
signs,  mobile  home  parking,  and  on  various  procedural  requirements.   There  is  an 
elaborate  section  dealing  with  the  amendment  process.   There  are  special  provisions 
dealing  with  approval  of  comprehensive  design  zones.   There  are  special  provisions 
dealing  with  cluster  developments  including  provisions  for  public  and  private  ow- 
nership of  cluster  open  space.  As  previously  noted,  there  is  a  separate  section 
on  special  exceptions  and,  therefore,  when  it  is  necessary  to  determine  the  uses 
permitted  by  special  exception  for  any  zone,  it  is  necessary  to  refer  to  the  sec- 
tion of  the  Ordinance  dealing  with  the  individual  zone  and  the  section  on  special 
exceptions . 


Zoning  Procedures  and  Zoning  Map 

The  existing  Zoning  Map  dates  from  192?  when  zoning  was  first  established  for  por- 
tions of  the  county.  Chapter  144.8  of  the  Acts  of  1927 •  As  the  Regional  District 
was  expanded,  the  last  expansion  taking  place  in  1965?  "the  added  areas  where  first 
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placed  in  the  R-R  classification,  and  then  subsequently  zoned. 

Pursuant  to  Resolution  57-1971  and  Bill  1+3-1973,  of  the  Prince  George's  County 
Council,  Prince  George's  County  has  now  undertaken  comprehensive  rezoning  of  the 
entire  county  or  comhination  of  planning  areas.   These  actions  involve  the  pre- 
paration and  adoption,  or  updating  where  necessary,  of  area  master  plans  on  which 
to  base  the  proposed  zoning  regulations.   Then,  sectional  zoning  map  amendments 
will  be  adopted  for  each  planning  area.   By  County  Resolution  CR-123-1973j  "tiie 
county  has  adopted  a  priority  program  for  the  enactment  of  sectional  map  amend- 
ments which  divides  the  county  into  three  priority  areas,  each  to  be  rezoned  over 
successive  two  year  periods.   The  priority  areas  were  formulated  on  the  basis  of 
the  status  of  planning  for  the  areas;  thus,  the  first  priority  area  is  composed 
of  individual  areas  for  which  adopted  area  master  plans  exist,  or  are  near  com- 
pletion. 

Coimcil  Bill  14-3-1973  sets  up  a  procedure  for  continuous  review  of  the  zoning  maps 
and  sets  forth  the  county's  intention  that  zoning  revision  be  by  comprehensive 
revision  through  sectional  map  amendments  and  that  individual  map  amendments  not 
be  allowed  except  in  case  of  necessity  to  avoid  an  unconstitutional  taking  of 
property  without  compensation,  obvious  public  need  or  enactment  of  comprehensive 
design  zones. 

Set  forth  below  is  an  approximate  description  of  the  location  of  the  various  zon- 
ing districts  on  the  existing  Zoning  Map.   It  should  be  noted  that  much  of  the 
county  is  zoned  R-R,  rural  residential,  which  theoretically  permits  development 
on  one-half  acre  lots.   However,  depending  upon  its  location  in  light  of  the 
County  Water  and  Sewer  Plan,  county  legislation  has  provided  that  development  in 
much  of  the  R-R  district  may  not  take  place  with  individual  water  and  sewer  sys- 
tems except  on  lots  of  1|0,000  square  feet  subject  to  certain  exceptions  for  pre- 
viously platted  lots. 

Description  of  Zoning  Locations 

0-S  Open  Space  -  5  Acres  —  This  zone  was  adopted  in  1970  and  applied  to  the  map 
in  1975  and  covers  about  67,000  acres.   Its  general  location  is  outside  of  the 
beltway  in  the  stable  rural  areas,  extending  around  the  Bowie  area  to  the  lower 
Patuxent  River. 

R-A  Residential  Agriculture  -  2  Acres  —  This  zone  was  also  adopted  in  1970  and 
applied  to  the  map  in  1975 •   Its  general  location  is  in  the  wedges  of  the  county 
where  development  is  not  anticipated  for  10  years  or  more.   It  lies  in  the  vicinity 
of  the  proposed  outer  beltway,  from  Bowie  to  Indian  Head  Highway. 

R-E  Residential  Estate  —  This  zone  is  located  in  the  wedges  of  the  county  on  the 
periphery  of  communities .   It  is  heavily  concentrated  along  Route  202  and  Enter- 
prise Road. 

R-R  Rural  Residential  -  l/2  acre  —  This  is  basically  a  subdivision  development 
zone  covering  both  urban  and  rural  areas.   Its  concentration  is  outside  the  belt- 
way,  especially  in  the  central  and  lower  county.   It  is  similar  to  R-80. 

R-80  Single-Family  Dwellings  —  This  is  basically  a  subdivision  zone  foimd  outside 
the  beltway  in  the  county  and  certain  towns  like  Bowie,  Laurel,  Clinton,  Largo, 
and  Marl ton. 
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R-^^  Sin<s:le  Family  Dwellings  —  This  is  the  "basic  single-family  zone  inside  the 
beltway  and  contains  a  good  deal  of  development. 

R-T,  R-20,  R-35  Attached  Dwellings  —  These  zones  are  primarily  inside  the  belt- 
way,  usually  along  main  arterials  and  in  close  proximity  to  commercial  zones. 
They  are  also  located  in  the  medium  to  large  towns  like  Bowie,  Laurel,  Clinton, 
Largo,  and  Marl ton. 

R-30  Multi-Family,  Low  Density  Residential  —  This  zone  is  located  in  urban  and 
expanding  areas  such  as  South  Laurel,  Suitland,  College  Park,  Glendale,  and  Largo. 

R-30  C  -  Multi-Family  Low  Density  Residential  Condominiuias  —  This  zone  is  located 
in  the  South  Laurel  area. 

R-18  Multi-Family,  Medium  Density  —  This  medium  density  zone  is  found  only  in  the 
urbanized  area  of  the  county,  with  the  bulk  of  it  being  located  inside  the  beltway. 
The  districts  are  located  close  to  the  main  arterials  and  commercial  facilities 
and  they  are  usually  surrounded  by  the  various  other  residential  areas. 

R-10  A  -  Multiple  Family  High  Density  Residential  Efficiency  —  This  zone  is  now 
only  active  in  Fairmount  Heights  in  the  Model  Neighborhood.   This  zoning  allows 
for  housing  for  the  elderly. 

R-10,  R-H  High  Density  —  These  high  density  zones  are  foxmd  only  in  the  urbanized 
area  of  the  county,  with  the  bulk  of  them  being  located  inside  the  beltway  and 
close  to  the  main  arterials  and  commercial  facilities.  They  are  usually  surrounded 
by  the  various  other  residential  zones. 

R-P-C  Residential  Planned  Community  —  There  are  several  R-P-C  areas  in  the  county. 
The  most  recent  development  has  occurred  on  a  1,200  acre  tract  of  land  located 
near  Route  301  and  Croom  Road,  in  the  Marlton  Community.   This  tract  comprises  a 
variety  of  zoning  uses  and  has  several  stages  of  development  complete.   The  dev- 
elopment resembles  a  "New  Town"  planning  approach. 


Comprehensive  Design  Zones 
R-U,  R-M,  and  R-S 


Residential  Urban  and  Residential 
Medium  and  Sub-urban 


E-I-A 


L-A-C 


M-A-C 


Employment  and  Institutional  Area 
Local  Activity  Center 
Major  Activity  Center 


C-1,  C-2,  C-0,  C-A,  C-C,  C-G,  C-S-C,  C-H,  C-M  Commercial  Zones  —  The  commercial 
zones  are  located  on  the  major  arterials  of  the  county,  with  the  bulk  of  them 
spread  evenly  throughout  the  inner  beltway  area.   In  large  areas  of  the  west  and 
south  there  are  commercial  zones  mapped  with  few  or  no  developments  for  them  to 
serve. 

1-1,  1-2,  1-3  Industrial  —  The  industrial  zones  are  located  on  the  main  arterials 
(major  highways  and  railroad  lines)  in  both  the  urbanized  and  rural  areas.  How- 
ever, the  b-ulk  of  the  locations  are  in  close  proximity  to  the  beltway  and  its  main 
intersections,  inside  as  well  as  outside  the  beltway. 
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Comprehensive  Re zoning 

In  the  fall  of  1973  "the  County  Council  established  procediores  for  county  compre- 
hensive rezoning.   The  legislation  enacted  calls  for  a  systematic  effort  to 
discourage  piecemeal  rezoning  which  tends  to  undermine  neighborhood  master  plans. 

Under  this  legislation,  CB  [4.3 »  any  proposed  zoning  classification  change  is 
required  to  conform  with  principles  of  "orderly  comprehensive  land  use  planning 
and  staged  development  applicable  within  the  Regional  District"  and  must  be 
based  on  and  consistent  with  the  General  Plan,  or  any  adopted  master  plan. 
Consideration  must  also  be  given  to  any  adopted  staging  policy,  capital  improve- 
ments program  and  the  "environmental  and  economic  impact  both  upon  the  area  under 
consideration  and  the  coixnty".  While  the  bill  permits  changes  to  less  intense 
zones ,  such  changes  would  be  prohibited  if  the  property  has  been  developed  and 
utilized  under  any  existing  zone,  or  if  the  zoning  classification  for  a  particu- 
lar parcel  has  been  held  for  less  than  five  years.   Any  downzoning  proposal  sub- 
mitted to  the  District  Council  would  have  to  be  accompanied  by  written  justifi- 
cation.  The  bill  states  that  it  is  the  intent  of  District  Council  that  once  a 
comprehensive  rezoning  map  is  adopted  for  an  area,  the  only  rezoning  cases  that 
would  be  heard  and  granted  would  be  those  where  there  is  a  clear  legal  mandate 
that  the  applicant's  property  rights  would  be  denied  if  zoning  were  withheld, 
where  there  is  a  pressing  public  need,  or  those  under  the  comprehensive  design 
category.   Other  efforts  at  piecemeal  rezoning  would  be  denied  and  action  on 
such  petitions  would  have  to  wait  the  next  comprehensive  review  of  the  area. 
The  review  is  on  a  six  year  cycle. 

Subdivision  Regulations 

The  Subdivision  Regulations  for  Prince  George's  County  contain  the  normal  adminis- 
trative provisions  required  in  the  platting  of  new  developments.   A  subdivision  is 
defined  as  any  division  of  a  lot,  tract  or  parcel  of  land  ...  into  two  or  more 
lots,  or  any  development  involving  street  or  alley  dedications,  widenings,  reloca- 
tions, realignments,  or  abandonments.  Preliminary  and  final  plats  are  required 
along  with  supporting  certifications  from  appropriate  county  officials. 

The  regulations  contain  provisions  for  the  reservation  of  land  for  public  use  when 
in  the  judgement  of  Maryland-National  Capital  Park  and  Planning  Commission  such 
land  is  required.   There  are  also  provisions  for  the  mandatory  dedication  of  open 
space  or  a  fee-in-lieu  of  open  space. 

Special  requirements  and  design  criteria  are  included  for  cluster  developments  and 
"comprehensive  design  zones".  The  latter  relates  to  planned  unit  developments  for 
which  comprehensive  and  specific  design  plans  are  required  in  addition  to  normal 
subdivision  plats.   These  are  detailed  plans  approved  by  Maryland-National  Capital 
Park  and  Planning  Commission  and  binding  on  the  developer. 

Finally,  the  Subdivision  Regulations  restrict  development  in  the  100  year  flood 
plain  and  place  the  responsibility  of  defining  the  boimdaries  of  such  plain  on  the 
developer,  in  cases  where  flood  studies  have  not  already  provided  precise  flood 
plain  delineation. 

Adequate  Public  Facilities  Ordinance  —  The  Adequate  Public  Facilities  Ordinance  of 
Prince  George's  County  is  a  part  of  the  Subdivision  Regulations  and  comes  into  play 
at  the  stage  of  preliminary  approval  of  a  subdivision  plat.   In  granting  this 
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approval,  the  Planning  Board  must  find  "that  siifficient  public  facilities  and 
services  exist  or  are  programmed  for  the  area".   The  Planning  Board  is  directed 
to  consider  the  nature,  extent,  and  size  of  the  proposed  subdivision,  the  esti- 
mated increase  in  population,  the  time  of  development  of  the  land,  and  the  degree 
of  urbanization  or  development  within  a  reasonable  distance  of  the  proposed  sub- 
division.  In  addition,  the  Planning  Board  considers  these  specific  factors: 

1.  The  availability  of  sewerage  or  water  mains; 

2.  The  effect  on  the  operation  of  existing  or  programmed  public 
facilities; 

3.  The  distance  of  any  necessary  extensions  of  sewerage  and  water 
facilities  through  unsubdivided  lands  which  are  indicated  for 
eventual  development  on  an  approved  plan; 

k.      The  location  of  the  proposed  subdivision  in  respect  to  the 
approved  ten  year  water  and  sewerage  plan; 

5.  The  availability  of  access  roads;  and 

6.  The  availability  and  adequacy  of  school,  fire,  police,  utility 
and  park  and  recreation  services. 

The  standards  with  respect  to  the  adequacy  of  water  and  sewerage  facilities  may 
be  dispensed  with  if  the  proposed  density  is  in  accord  with  an  adopted  plan  and 
the  plat  of  the  subdivision  proposes  to  divide  the  land  into  lots  with  a  minimum 
size  of  [4.0,000  square  feet  or  more,  subject  to  approval  of  the  Department  of 
Heal the 

In  two  recent  cases,  the  Court  of  Appeals  of  Maryland  had  argued  before  it  the 
validity  of  the  Prince  George's  County  Adequate  Public  Facilities  Ordinance  but 
decided  both  cases  on  narrow  points  and  did  not  reach  the  merits  of  whether  the 
Adequate  Public  Facilities  Ordinance  is  valid.  Maryland-National  Capital  Park 
and  Planning  Commission  v.  Rosenberg,  269  Md.  1^20  (1973);  Maryland-National 
Capital  Park  and  Planning  Commission  v.  Savage-Fogarty  Companies,  Inc.  (unreported, 
November  6,  1973)'   In  the  Rosenberg  case,  the  Court  of  Appeals  found  that  the 
finding  by  the  Planning  Board  that  the  proposed  development  would  overload  the 
existing  school  in  the  vicinity  was  unsupported  by  the  evidence.   In  the  Savage- 
Fogarty  case  the  Court  of  Appeals  dismissed  the  appeal  because  the  preliminary 
subdivision  plat  had  in  fact  been  approved.   It  is  clear  that  in  neither  case 
did  the  Court  of  Appeals  decide  the  validity  of  the  Adequate  Public  Facilities 
Ordinance,  and  it  will  be  necessary  to  wait  for  another  case  to  learn  what  atti- 
tude the  Court  of  Appeals  will  take  with  respect  to  this  planning  technique. 
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QUEEN  AME'S  COUNTY 

Location:  Upper  Eastern  Shore 

1970  Population:   l8,i|22 

Population  Change:   I96O-I97O  +11.2% 

Largest  Incorporated  Municipality:   Centreville  1,8^3 

Plan  Adopted:   1965,  Readopted  1973 
Zoning  Adopted:   19614.,  amended  to  September  I8,  1973 
Subdivision  Regulations:   1965,  amended  to  June  12,  1973 
Legal  Authority:   Article  66B 

Plan 

The  Plan  is  a  comprehensive  study  setting  forth:   the  history  and  background  of 
the  county;  extensive  discussion  and  recommendations  on  pertinent  economic  issues; 
and  a  detailed  description  of  existing  land  use.  Also  included  is  a  description 
of  existing  water/sewer  and  transportation  facilities;  a  section  on  historic 
places;  and  a  description  of  soil  conditions.  Finally  included  are  recommenda- 
tions on  public  recreation  areas;  public  schools;  and  a  description  of  the  exist- 
ing zoning  ordinance  and  the  proposed  subdivision  regulations . 

Although  the  Plan  does  not  follow  a  traditional  format,  the  needs  of  the  coimty 
have  been  considered.   The  Plan  contains  much  practical  information  such  as  an 
analysis  of  platted  but  vacant  subdivisions.   It  also  contains  a  section  on  wet- 
lands. 

Other  major  factors  considered  in  the  Plan  are  the  impact  of  the  Chesapeake  Bay 
Bridge  and  the  potential  for  development  on  Kent  Island.   Also  described  in  detail 
are  the  extensive  waterfront  areas  of  Kent  Island,  the  potential  dangers  of  pollu- 
tion, and  the  resulting  need  to  preserve  much  of  the  waterfront  in  low  density  use. 
Also  noted  is  the  lack  of  municipal  sewerage  facilities  in  the  county,  Centreville 
being  the  only  municipal  system,  and  the  fact  that  while  over  two-thirds  of  the 
county  land  area  is  suitable  for  septic  tank  use,  some  areas  do  have  soil  restric- 
tions.  Finally,  an  extensive  list  of  historic  places  is  presented  along  with 
information  as  to,  ownership  and  condition. 

Land  Use  Policies  —  Goals,  objectives,  and  policies  for  guiding  land  use  are 
stated  in  the  Plan.   Included  are  economic  policies  and  objectives  recommending 
the  provision  of  land  for  new  industrial  and  commercial  development.  Also  in- 
cluded are  conservation/open  space  policies  recommending  preservation  of  beaches- 
waterfront  property  for  public  recreation  use,  the  development  of  inland  recrea- 
tional projects,  and  the  protection  of  natural  beauty  throughout  the  county  by 
curbing  billboards  and  auto  graveyards.   Other  recommendations  advocate  the  im- 
provement of  the  road  system  in  the  county. 

Land  Use  Categories  —  These  are  the  general  categories: 

1.  Residential  Areas  -  This  is  considered  to  be  fairly  high  intensity. 

2.  Apartment  Areas 

3»  General  Business  Areas 
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l\..      Shopping  Centers 

5.  Industrial  Park 

6.  General  Industry  Areas 

7.  Estate  Areas  -  This  is  for  the  areas  along  the  Wye  River  and 
some  portions  of  the  Chester  River  where  old  estates  exist. 
The  minimum  lot  size  recommended  for  estate  areas  is  five 
acres. 

8.  Asyiculture  and  Agricviltuje-Conservation  Areas 

9.  Conservation  and  Recreation  Areas  -  This  consists  of  the  tidal 
marshes  in  the  Kent  Narrows  area;  poor  soils  in  some  of  the 
uplands  areas;  and  some  existing  public  lands.   In  general, 
these  areas  are  those  especially  suitable  for  recreational 
preserves  and  those  which  should  not  be  developed  because  of 
soil  conditions. 

10.  Schools.  Institutions,  and  Marinas 

11.  Remaining  Areas  -  These  are  open  areas  intended  to  remain  sub- 
stantially rural  with  an  occasional  non-farm  dwelling  or  other 
uses  commonly  foumd  in  rural  areas. 

Land  Use  Plan  —  The  land  use  plan  appears  to  be  drawn  with  I98O  requirements  in 
mind.   The  comprehensive  plan  shows  residential  development  of  most  of  the  west 
side  of  Kent  Island.  Most  of  the  north  side  of  Kent  Island  and  Kent  Narrows  is 
also  shown  for  development,  with  some  commercial  and  apartment  areas.   Conserva- 
tion areas  are  located  on  both  sides  of  the  Narrows,  and  some  conservation  areas 
are  shown  on  both  tips  of  Kent  Island.   There  are  large  estate  areas  shown  in  the 
Wye  River  vicinity  and  along  the  Chester  River  and  some  conservation  areas  are 
also  shown  in  Centreville  and  vicinity,  and  fairly  large  development  shown  in  the 
vicinity  of  Chestertown  (Kent  County)  and  Millington.   The  plan  recommends  devel- 
opment in  the  towns,  such  as  Sudlersville ,  Church  Hill,  Price,  Qy.een  Anne,  Wye 
Mills,  and  Qaeenstowno 

In  general,  the  plan  shows  significant  growth  taking  place  on  Kent  Island,  Kent 
Narrows  and  Grasonville,  and  lesser  growth  in  other  parts  of  the  county.   Apart 
from  Kent  Island  and  Kent  Narrows,  the  great  portion  of  remaining  county  is  slated 
to  remain  rural-agriciiltural  in  nature.  There  are  large  conservation  areas  shown 
in  the  northeast  comer  of  the  county,  a  smaller  conservation  area  below  Barcley, 
and  some  conservation  areas  along  Tuckahoe  Creek. 

A  premise  of  the  plan  is  that  growth  should  take  place  from  existing  towns  and 
other  community  centers  where  some  utilities  and  services  already  exist.   The  plan 
recognizes  that  municipal  services  will  have  to  be  furnished  for  development  to 
occur  on  Kent  Island  and  Kent  Narrows. 

The  text  describes  the  graphic  land  use  plan  in  great  detail,  and  explains  why 
certain  areas  were  designated  for  a  particular  use.   There  is  also  a  breakdown  of 
the  different  land  use  categories  compared  with  existing  use,  estimated  I98O 
requirements  and  the  amounts  shown  on  the  land  use  plan. 
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One  of  the  unique  features  of  the  plan  is  that  it  discusses  the  adopted  Zoning 
Regulations  and  Zoning  Map  which  were  apparently  based  upon  the  plan.   It  dis- 
cusses what  areas  of  the  county  were  placed  in  the  different  classifications. 
This  is  a  very  helpful  feature  of  the  plan. 

Zoning  Ordinance 

The  Zoning  Ordinance  contains  these  districts:   agriciiltural  district;  agricul- 
ture-conservation district;  estate  district;  suburhan  residence  district;  urban 
residence  district;  apartment  district;  general  residence  district;  community 
business  district;  general  business  district;  controlled  industrial  district; 
industrial  park  district;  and  general  industrial  district. 

A  maritime  district  was  added  in  1970.   There  are  also  special  provisions  for 
trailer  parks,  community  development  projects,  planned  -unit  developments,  unified 
shopping  centers,  multi-functional  marinas  and  airports.   The  Zoning  Ordinance 
uses  the  terminology  "conditional  uses"  but  these  are  simply  special  exceptions 
which  the  Board  of  Zoning  Appeals  is  authorized  to  grant. 

A-1  Agricult-ural  District  —  This  permits  general  agricultural  uses;  single- 
family  and  two-family  dwellings,  including  trailers  on  farms;  and,  by  special 
exception,  sand  and  gravel  pits,  camp  grounds  and  travel  trailer  parks  for  sea- 
sonal use  only,  motels,  trailer  parks  and  a  number  of  other  uses.   The  minimum 
lot  size  is  one  acre. 

A-2  Agriculture-Conservation  District  —  The  permitted  uses  are  agriculture,  includ- 
ing farm  dwellings  and  other  farm  structures;  private  summer  cottages;  and  forests 
and  private  and  public  parks.   By  special  exception,  uses  allowed  include  sand  and 
gravel  pits  and  single-family  and  two-family  dwellings  for  year-roxmd  occupancy 
when  located  on  high  well-drained  sites  with  soil  conditions  suitable  for  sewerage 
disposal  systems.   The  minimum  lot  size  for  summer  cottages,  trailers,  and  dwel- 
lings is  two  acres;  for  public  utilities,  one  acre;  for  other  uses,  five  acres. 

R-1  Estate  District —  Single-family  dwellings,  farms,  forests,  etc.,  are  permitted 
uses;  and  by  special  exception,  coijntry  clubs,  public  parks,  etc.,  may  be  authorized. 
The  principal  characteristic  of  this  district  is  that  the  minim\im  lot  area  for 
dwellings  is  five  acres . 

R-2  Suburban  Residence  District  —  The  uses  permitted  here  are  roughly  the  same  as 
in  the  R-1  district,  with  some  additions,  such  as  boat  harbors  by  special  excep- 
tion.  The  minimum  lot  size  is  20,000  square  feet. 

R-3  Urban  Residence  District  —  This  is  generally  the  same  as  the  previous  residen- 
tial district,  but  the  minimum  lot  area  may  be  reduced  to  8,000  square  feet  if  com- 
munity sewerage  and  water  systems  are  available.   If  neither  public  water  nor 
public  sewer  are  available,  the  minimum  lot  size  is  20,000  square  feet;  and  where 
a  commxmity  sewerage  system  is  available,  the  minimum  lot  size  is  15,000  square 
feet.   Community  development  projects  containing  single-family  or  two-family 
dwellings  are  permitted  as  special  exceptions  subject  to  several  additional  spe- 
cial requirements  including  a  stipulation  that  the  tract  be  not  less  than  three 
acres  in  size. 

R-U  Apartment  District  —  This  permits  all  of  the  uses  in  the  previous  residential 
district,  and  in  addition,  two-family  and  multi-family  dwellings.  Minimum  lot  size 

-129- 


for  one  family  is  7jOOO  square  feet  if  conimunity  sewer  and  water  facilities  are 
available,  and  20,000  square  feet  where  neither  community  water  nor  sewer  are 
available.  There  are  progressively  larger  minimum  site  size  requirements  for 
multi-family  use. 

R-$  General  Residential  District  —  This  permits  all  of  the  prior  uses  in  the 
other  residential  zones,  and  in  addition,  trailer  homes,  boarding  or  lodging 
houses,  and,  by  conditional  use,  cabin  courts  and  trailer  parks  and  motels. 
The  minimum  lot  size  is  7jOOO  square  feet  subject  to  the  20,000  square  foot  axid 
the  15,000  square  foot  requirements  where  commimity  water  and  sewer  are  not 
available.  The  designation  of  cabin  courts  and  the  special  provisions  stated 
for  these  developments  appears  to  be  an  attempt  to  cope  with  substandard 
housing  built  for  migratory  workers. 

B-1  Community  Business  District  —  This  permits  all  residential  uses  and  some 
neighborhood  business  uses. 

B-2  General  Business  District  —  This  peimits  all  of  the  uses  in  the  B-1  district, 
and  in  addition,  tourist  homes,  drive-in  food  establishments,  and  generally  more 
extensive  business  uses.  Trailer  parks  and  cabin  courts  are  permitted  by  special 
exception. 

M-0  Controlled  Industrial  District  —  This  is  in  the  nature  of  a  floating  zone 
and  it  may  be  located  in  any  A-1,  A-2,  or  R-1  district,  but  not  in  any  other  zone. 
The  minimum  area  is  ten  acres.   This  is  a  rather  unusual  provision  in  that  the 
County  Commissioners  are  authorized  to  allow  specified  uses,  such  as  offices, 
laboratories,  research  areas,  data  processing  centers,  etc.  This  appears  to  be 
the  main  point  of  the  district,  a  high  quality  industrial  district,  combining 
executive  residences  and  amenities  with  offices  and  research  facilities. 

M-l  Industrial  Park  District  —  The  industrial  uses  are  broader  than  in  the  M-0 
district,  and  it  is  not  a  floating  zone.  Dwellings  are  prohibited  along  with 
other  uses  permitted  in  the  B-2  zone. 

M-2  General  Industrial  District  —  This  permits  a  wide  variety  of  industrial  uses. 
Dwellings,  trailers,  schools  and  retail  uses  are  prohibited  from  this  district,  as 
above . 

M-3  Maritime  District  —  This  is  designated  for  maritime  uses,  although  agricultixre 
and  a  number  of  other  non-maritime  uses  are  permitted  for  planned  developments. 
The  district  is  to  be  located  on  or  near  navigable  waters.   Residential  dwellings 
are  prohibited.  A  site  development  plan  is  required. 

Miscellaneous  Provisions  —  There  are  special  provisions  for  community  trailers  and 
trailer  parks.   Trailer  parks  are  permitted  as  special  exceptions  in  the  A-1  agri- 
cultural district  and  the  R-5  general  residential  zone.   There  are  special  provi- 
sions for  community  development  projects  which  are  first  permitted  in  the  urban 
residence  district.   These  provisions,  requiring  at  least  three  acres,  are  an 
example  of  density  zoning,  allowing  clustering  of  units  along  with  shared  open 
space.   A  report  from  the  Planning  Commission  to  the  Board  is  required. 

The  planned  unit  development  provisions  constitute  an  adaptation  of  existing  zoning. 
Lot  size  may  be  reduced  by  twenty  percent  but  the  total  number  of  lots  may  not  ex- 
ceed the  number  that  woiild  have  been  produced  by  the  existing  zoning.   The  site  of 
the  planned  unit  development  miost  be  at  least  30  acres.   At  least  five  acres,  or 
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twenty  percent  of  the  net  residential  area,  must  be  set  aside  for  public  or  com- 
munity use  such  as  recreation,  education,  or  conservation. 

There  is  a  provision  concerning  unified  shopping  centers.   This  requires  at  least 
five  acres  (two  acres  in  a  B-1  district)  and  a  preliminary  plan.   It  must  be 
located  in  a  district  at  or  near  where  a  proposed  shopping  center  is  shown  on  the 
official  land  use  plan.   There  are  certain  standards,  such  as  traffic  control, 
which  must  be  met  before  the  unified  shopping  center  may  be  approved.   This 
appears  to  be  in  the  nature  of  a  floating  zoning  which  may  be  located  in  any 
district.   The  general  uses  permitted  in  the  B-1  district  are  permitted  in  the 
unified  shopping  center.   Certain  uses,  such  as  residential  uses,  are  prohibited. 
The  creation  of  a  unified  shopping  center  may  or  may  not  involve  rezoning.  Where 
it  does,  approval  is  granted  or  denied  by  the  County  Commissioners. 

A  final  floating  zone  is  "multi-functional  marina".   It  may  be  located  in  any  A-1, 
A-2,  R-2,  R-3,  R-U»  o^   R-5  district.   It  must  contain  ten  acres.   A  preliminary 
plan  is  required  and  certain  other  requirements  must  be  met  upon  application. 
There  is  no  provision  for  any  action  by  the  County  Commissioners,  and  the  approval 
of  a  multi-functional  marina  is  apparently  by  the  Planning  Commission. 

A  special  provision  for  airports,  landing  strips,  etc.,  was  added  September  18, 
1973*   This  provides  for  these  uses  as  a  special  exception  (conditional  use) 
granted  by  the  Board  of  Appeals  in  any  district. 

The  Zoning  Ordinance  contains  the  normal  provisions  found  in  a  comprehensive  zoning 
ordinance  and,  in  addition,  contains  a  Zoning  Map. 

Zoning  Map 

The  Zoning  Map  follows  the  recommendations  of  the  Plan.   In  general,  the  densities 
shown  in  the  Plan  are  reflected  in  the  Zoning  Map.   There  have  been  only  minor 
zoning  changes  since  the  zoning  was  adopted  in  196U«   The  airport  zone  has  been 
the  occasion  for  substantial  litigation,  including  a  case  in  the  Court  of  Appeals, 
Von  Lusch  v.  Bd.  of  Coimty  Commissioners  of  Qaeen  Anne's  County,  268  Md.  14.69 
(1973). 

Some  of  the  zoning  shown  on  the  Map  has  never  been  utilized.   For  example,  there 
are  areas  of  high  density  residential  zoned  on  Kent  Island,  but  because  of  the 
absence  of  community  water  and  sewer  facilities,  development  is  impossible. 

The  estate  zoning  was  upheld  in  an  important  case.  County  Comm'rs.  v.  Miles,  2l|.6 

Md.  355  (1967). 

Queen  Anne's  County  is  currently  in  the  process  of  adopting  a  new  comprehensive 
plan,  and  making  necessary  revisions  in  the  Zoning  and  Subdivision  Regulations. 

Subdivision  Regulations 

The  definition  of  subdivision  varies  somewhat  from  that  stated  in  Article  66B.  The 
Subdivision  Ordinance  appears  to  contain  all  of  the  normal  provisions,  and  in  addi- 
tion, has  some  unusual  provisions. 

Any  subdivision  of  15  or  more  lots  containing  lots  less  than  one  acre  shall  be  re- 
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quired  to  devote  ten  percent  of  the  gross  land  area  for  public  or  community  use 
as  parks,  play  grounds,  beaches,  forests,  game  preserves,  or  similar  open  spaces. 

There  is  a  provision  against  subdivision  of  lots  which  are  poorly  drained  or 
subject  to  periodic  flooding.   The  regulations  state  that  an  elevation  less  than 
five  feet  above  sea  level  shall  be  deemed  to  be  subject  to  periodic  flooding. 

There  is  a  provision  for  minimum  lot  sizes.  Where  public  community  water  and 
sewers  are  both  available,  the  minimum  lot  size  is  8,000  square  feet.  Where 
community  water  is  available  but  not  sewers,  the  minimum  lot  size  is  15,000 
square  feet.  Where  neither  is  available,  the  minimum  lot  size  is  20,000  square 
feet.   Community  water  and  sewer  must  be  installed  in  any  subdivision  in  the 
R-2,  R-3,  R-U  or  R-5  zones  that  contain  over  100  lots  and  any  subdivision  in 
the  A-1  zoning  containing  over  200  lots,  or  any  other  subdivision  where  the 
Health  Officer  deems  community  facilities  necessary. 
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ST,  MARY'S  COUITTY 


Location:      Southern  Maryland 

1970  Population:     1+7,388 

Population  Change:      I96O-I97O     +21.8% 

Largest   Inco37p orated  Municipality:      Leonardtown     1,U06 

Plan  Adopted:      1971+ 

Zoning  Adopted:      I97I; 

Subdivision  Regulations :      195U 

Legal  Authority:      Article  66B  and  Public   Local  Laws 

Plan 

The  St.  Mary's  Comprehensive  Plan,  which  was  comprehensively  amended  in  March, 
1977)  is  composed  of  three  parts: 

Part  I:      Existing  Land  Use  and  Economic  Parameters 

Part  II:     Bxiilding  the  Land  Use  Plan 

Part  III:    Supporting  Components  of  the  Comprehensive  Plan 

The  St.  Mary's  County  Plan  is  based  on  the  following  primary  objectives: 

1.'  To  protect  the  quality  of  the  waterfront  areas. 

2.  To  concentrate  growth  in  designated  areas  in  order  to  provide  a 
framework  for  efficient  provision  of  public  services. 

3.  To  control  and  limit  growth  in  areas  which  cannot  be  efficiently 
and  economically  provided  with  intensive  community  facilities 
and  services. 

I4.   To  identify  an  appropriate  rate  of  growth  for  the  coimty  that 
is  matched  with  its  ability  to  provide  appropriate  public  ser- 
vices. 

5.  To  improve  the  tajc  base  and  maximize  the  potential  for  stimulat- 
ing the  county's  economic  base  to  reduce  reliance  on  a  single 
major  employer. 

6.  To  recognize  and  protect  the  county's  natural  resources  and 
beauty. 

7.  To  initiate  policies  to  prevent  fiirther  decline  of  the  agricul- 
tural and  seafood  industries. 

The  framework  for  the  Plan  is  set  by  a  series  of  geographic,  economic,  and  demo- 
graphic analyses  of  the  county.  Urban,  public  and  semi-public  uses  account  for 
only  ten  percent  of  the  county's  land  area.   Almost  ^0   percent  of  the  land  is 
forested  and  I4.O  percent  in  agriculture.   The  current  land  use  pattern  shows 
development  concentrations  at  Le:x:ington  Park  and  Leonardtown,  linear  development 
along  major  arteries  and  scattered  waterfront  subdivisions.   Industrial  develop- 
ment is  service  oriented  and  comprises  only  .3  percent  of  the  total  land  area. 
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Growth  pressures  are  mounting  in  the  cotinty.  This  growth  is  primarily  residen- 
tial in  nature  and  if  trends  continue  it  will  be  increasingly  difficult  to  pro- 
vide and  maintain  necessary  public  facilities  and  services. 

Environmental  issues  facing  the  county  include: 

1.  Industrial.,  residential  and  recreational  development  pressures 
along  the  waterfront. 

2.  Development  pressures  on  prime  agricultural  lands. 

3.  Preservation  of  areas  of  special  fish,  wildlife  and  biological 
habitats . 

k'      Accommodation  of  future  energy  requirements. 

Economic  issues  are  also  compelling.   To  accommodate  any  increase  in  population 
will  require  an  expansion  of  the  economic  base.   The  economy  is  increasingly 
dominated  by  the  government  sector  with  a  decreasing  agricultural  base.   The  pri- 
mary government  employer  is  the  Patuxent  Naval  Air  Test  Center  which  for  the 
foreseeable  futixre  will  be  subject  to  major  expansion.   Since  agricultural  em- 
ployment is  decreasing  and  government  employment  is  increasing  only  slightly, 
expansions  in  other  sections  of  the  economy  will  be  necessary  to  absorb  the 
slack  created  by  the  stagnation  in  the  county's  two  traditional  employment 
sectors. 

The  Plan  identifies  as  the  county's  major  issue  the  need  for  dealing  with  the 
forces  of  preservation  and  development  in  a  compatible  manner  such  that  the 
resulting  physical  and  social  environment  is  enhanced. 

The  land  use  plan  is  based  on  the  following  overall  conclusions: 

1.  The  waterfront  areas  must  be  programmed  for  protection  and  pre- 
servation as  well  as  for  high  quality  and  desirable  development. 

2.  It  is  important  and  desirable  to  concentrate  growth  in  the 
Lexington  Park  and  Leonardtown  areas  by  allowing  ample  room 
for  future  expansion. 

3.  In  less  densely  populated  areas  and  areas  where  public  facili- 
ties will  not  be  provided  at  a  high  level,  it  is  necessary  to 
limit  future  growth  and  redirect  such  pressures  into  those 
areas  designated  for  more  concentrated  growth,  thereby  pre- 
serving agricultiiral,  forest,  and  related  resources. 

The  basic  land  use  pattern  recommended  for  future  growth  in  the  county  is  concen- 
trated development  in  a  hierarchy  of  existing  and  proposed  activity  centers.   The 
major  centers  include  the  two  established  urban  concentrations  at  Lexington  Park 
and  Leonardtown. 

Lexington  Park  is  the  major  employment  and  population  center  in  the  county  while 
Leonardtown  seirves  as  the  local  government  center.   A  third  potential  historical 
and  educational  center  is  St.  Mary's  City.   The  Plan  outlines  problems,  opportuni- 
ties and  land  development  policies  for  these  major  centers.   By  the  turn  of  the 
century,  following  the  recommendations  of  the  Plan,  more  than  50  percent  of  the 
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county  population  would  be  located  in  these  three  concentrated  growth  areas. 
Currently  only  20  percent  of  the  county's  population  is  concentrated  in  the  two 
existing  growth  centers. 

The  Community  Service  Center  is  the  second  level  of  activity  concentrations. 
These  services  in  general  range  from  community  or  village  shopping  facilities  to 
agricultural  service  and  marketing  facilities.  Public  facilities  include  schools, 
religious  institutions,  libraries,  fire  protection,  etc. 

The  Plan  calls  for  a  system  of  community  service  centers  to  be  established  throiogh 
the  more  rural  areas  of  the  coimty  with  a  village  population  large  enough  to  sup- 
port the  necessary  infrastructure  elements.  Eight  centers  are  designated  in  the 
Plan. 

Three  sites  are  identified  for  potential  industrial  land  use.   An  area  of  over 
1,000  acres  around  the  St.  Mary's  County  aiirport  is  presently  zoned  industrial 
and  scheduled  for  public  water  and  sewerage  within  the  next  ten  years.  A  second 
site  exists  within  the  -undeveloped  portions  of  land  inside  the  airport  impact 
zone  around  the  Patuxent  Naval  Air  Test  Center.   The  third  area  involves  the 
possible  extension  and  intensification  of  the  ciorrent  operations  of  a  petroleum 
firm  at  Piney  Point.   In  the  case  of  the  first  two  possible  sites,  an  intensive 
marketing  process  would  be  required  to  attract  new  industry.   The  third  site 
already  has  a  potential  user  but  in  the  words  of  the  Plan,  "presents  major 
environmental  issues  which  must  be  resolved  before  any  expansion  can  occur". 

As  the  population  level  approaches  100,000  near  the  year  2000,  the  county  will 
be  able  to  support  a  regional  shopping  facility.   The  California/Lexington  Park 
area,  Hollywood,  and  Mechanicsville/Charlotte  Hall  along  the  major  county  trans- 
portation corridor.  Route  235?  3xe   recommended  as  the  possible  locations  for 
this  shopping  facility. 

Land  use  policies,  characteristics  and  controls  are  established  within  the  frame- 
work of  three  general  districts:  Urban  District;  Agricultural /Rural  Residential; 
and  Waterfront  Protection. 

Urban  District  —  This  district  is  primarily  defined  as  the  area  bounded  by  the 
triangle  of  Hollywood,  Lexington  Park  and  Leonardtown.   The  Urban  District  is  to 
accommodate  residential  development  and  retail/commercial  to  satisfy  the  market 
demand.   Special  zones  will  provide  for  agricultural  and  industrial  use. 

Included  as  an  allowable  use  in  the  district  will  be  large  Planned  Community 
Developments.  Planned  Commimity  Developments  will  be  subject  to  complete  design 
and  site  plan  review  in  exchange  for  density  and  use  bonuses.   Residential,  com- 
mercial and  industrial  or  mixed  uses  will  be  permitted  subject  to  conformance 
with  the  adopted  detailed  master  plan  for  the  urban  center. 

Residential  densities  in  uxban  centers  range  from  U-O  dwelling  units  per  acre  for 
single-family  detached  housing  to  20-30  units  per  acre  for  mid-rise  apartments. 
Planned  residential  communities  in  the  urban  expansion  area  cannot  exceed  $.0 
dwelling  -units  per  gross  acre  with  net  densities  ranging  from  3-0  to  15. 0  depend- 
ing on  the  type  of  housing. 

Commercial  activities  and  industrial  parks  in  designated  areas  are  recommended  for 
the  Urban  District  as  well  as  public  and  open  space  useSo 
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Agricult-gral/Rural  Residential  District  —  General  agricultural  uses  are  recom- 
mended for  this  district  together  with  low  density  rural  residential  (three  acre 
minimum  lot  size)  when  public  water  and  sewerage  are  not  available .  When  public 
water  and  sewer  facilities  are  available  two  planned  community  development  types 
are  suggested.   One,  with  a  minimum  parcel  size  of  550  acres,  would  be  subject  to 
a  maximum  overall  gross  density  of  2.0  dwelling  units  per  acre  with  a  range  of 
2.0  to  10.0  depending  on  housing  type.   This  type  of  development  must  be  directly 
related  to  a  community  service  center  as  designated  by  the  Plan. 

Within  a  one  mile  radius  of  a  community  service  center  a  second  planned  community 
development  type  is  suggested  with  a  minimum  parcel  of  50  acres  and  a  density 
overall  of  not  more  than  .5  dwelling  units  per  acre  with  a  maximiim  net  density 
of  8.0. 

Existing  highway  commercial  and  commtinity  service  centers  are  recommended  uses 
together  with  designated  industrial  parks  and  public  and  open  space  uses. 

Waterfront  Protection  District  —  Agricultural  uses  and  low  density  residential 
(one  acre  minimum  lot)  are  recommended.   Two  planned  waterfront  residential  com- 
munity development  types  are  suggested. 

The  first  type,  requiring  public  water  and  sewerage  and  subject  to  environmental 
and  design  standards  and  controls,  must  be  developed  on  a  minimum  of  350  acres. 
The  Plan  recommends  that  a  percentage  of  the  total  waterfront  in  the  development 
should  be  available  for  public  access.  A  maximum  of  3*5  dwelling  units  per  gross 
acre  is  suggested  with  a  net  density  range  of  3*5  "to  15-0. 

The  second  type,  requiring  a  minimum  of  50  acres,  has  a  maximum  density  of  0.5 
dwelling  units  per  gross  acre  with  a  maximum  net  density  of  8.0.   The  development 
must  be  located  within  a  one  mile  radius  of  designated  community  service  centers. 

Commercial  uses  recommended  include  delineated  community  service  centers,  marine/ 
commercial  subject  to  environmental  and  design  review,  village  centers  in  planned 
waterfront  communities  and  other  water  oriented  commercial  activities. 

Water  related  industrial  uses  should  be  subject  to  the  most  stringent  environmen- 
tal criteria. 

General  policies  for  waterfront  development  are  proposed  covering  the  following 
areas  of  conceim:   stream  valleys  and  drainage  courses;  shoreline  waters;  flood 
zones;  flood  plains;  wetlands;  steep  slopes,  plateaiis;  shoreline  modification; 
marine  location;  bulkheads;  and  dredging  and  filling. 

Aircraft  Impact  Districts  —  This  section  sets  forth  four  policy  statements  of  the 
County  Commissioners  and  Planning  Commission  in  consideration  of  future  proposed 
land  uses  in  areas  affected  by  aircraft  installations.  The  Zoning  'Ordinance  con- 
tains the  implementing  regulations. 

Zoning  Ordinance 

Adopted  in  197U,  the  Zoning  Ordinance  is  the  county's  first  ordinance  to  regulate 
land  use  on  a  countywide  basis.  The  Zoning  Ordinance  was  comprehensively  amended 
in  March,  1977- 
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The  Ordinance  establishes  "Comprehensive  Plan  Areas"  as  documented  in  the  Compre- 
hensive Plan  for  the  county.   These  areas  and  their  purposes  are  as  follows: 

A<eyi cultural  Areas  -  To  allow  continued  agricultural  activities  and 
low  density  development. 

Waterfront  Protection  Areas  -  To  assure  development  compatible  with 
environmental  objectives. 

Urban  Areas  -  To  provide  for  the  majority  of  development  in  already 
Tjrbanized  areas. 

Military  Areas  -  To  recognize  the  existence  of  substantial  military 
installations . 

Historic  Areas  -  To  protect  against  the  destruction  or  encroachment 
upon  the  historic  areas  of  the  county. 

Within  the  framework  Comprehensive  Plan  areas,  permitted  zoning  districts  and 
planned  development  districts  are  established  and  special  development  requirements 
specified. 

Nineteen  zoning  districts  are  established: 

AR-1  and  AR-2  Agricultural-Residential  —  Principal  permitted  uses  include  agricul- 
ture, forestry,  fisheries,  detached  single-family  dwellings,  schools,  churches, 
public  parks,  and  mobile  homes  subject  to  conditions. 

Conditional  uses  include  public  buildings,  utilities  and  hospitals  and  similar 
institutions  for  human  care.  Maximiim  density  allowed  is  one  dwelling  unit  for 
each  three  acres  in  the  AE-1  district  and  one  dwelling  unit  for  each  1.5  acres 
in  the  AR-2  district. 

R-1  Rural  Residential  —  Permitted  uses  are  any  uses  permitted  in  the  AR  districts 
and  conditional  uses  are  any  conditional  uses  permitted  in  the  AR  districts.  Maxi- 
mum density  allowed  is  one  dwelling  unit  per  acre. 

R-2  Single-Family  Residential  —  Permitted  uses  are  single-family  dwelling  units, 
public  parks,  forests,  conservation  areas,  schools,  neighborhood  recreation  facili- 
ties, churches,  and  agriculture,  forestry  and  fisheries.   Conditional  uses  are 
stables,  government  buildings,  public  utilities,  golf  courses,  cemeteries,  and 
volunteer  fire  and/or  rescue  squad  structures.  Maximum  density  is  two  dwelling 
units  per  acre  with  a  minimum  lot  size  of  20,000  square  feet. 

R-3  Single-Family  Residential  —  Permitted  uses  and  conditional  uses  are  any  per- 
mitted in  R-2  districts.  Maximum  density  is  three  dwelling  units  per  acre  with  a 
minimum  lot  size  of  15,000  square  feet. 

R-I4  Single-Fa.mi.ly  Residential  —  Permitted  uses  and  conditional  uses  are  those 
allowed  in  the  R-3  districts.  Maximum  density  is  3«4  dwelling  units  per  acre. 
Minimum  lot  size  is  10,000  square  feet. 

R-5  Two-Family  Residential  —  Permitted  uses  are  any  allowed  in  the  R-k   districts 
plus  two-family  dwellings.   Conditional  uses  are  any  permitted  in  the  R-i;  districts 
and  also  personal  service  uses  such  as  beauty  and  barber  shops  and  local  offices 
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of  no  more  than  four  permanent  employees .  Maximum  density  is  f oxir  dwelling  units 
per  acre  on  a  minimum  lot  size  of  20,000  square  feet. 

MH  MoMle  Home  District  —  The  Mobile  Home  district  allows  for  the  establishment 
of  mobile  home  paxks.  Majcimum  density  is  seven  dwelling  units  per  acre  and  park 
development  can  occur  on  a  site  no  smaller  than  15  acres. 

TH  Town  House  District  —  The  permitted  uses  are  town  houses,  town  house  clusters, 
non-commercial  parks  and  playgrounds,  community  bixLldings,  and  any  use  permitted 
in  the  R-5  district.  Maximum  density  is  ten  dwelling  units  per  acre.  The  mini- 
mum lot  size  for  clusters  is  three  acres;  for  a  unit,  the  minimum  lot  size  is 
2,000  square  feet. 

GA  Garden  Apartment  District  —  Permitted  uses  are  garden  apartment  dwellings, 
churches,  schools,  non-commercial  recreational  facilities,  approved  public  utility 
and  local  government  structures,  and  any  use  permitted  in  the  Town  House  district. 
There  is  a  l5  dwelling  unit  per  acre  maximum  density  and  a  minimum  lot  size  of 
five  acres  for  a  garden  development. 

MF  Multiple  Family  District  —  Permitted  uses  are  multi-family  units  and  Garden 
Apartment  district  uses.  Maximum  allowable  density  is  30  dwelling  units  per  acre. 
Minimum  lot  size  for  a  MP  development  is  ten  acres. 

Each  of  the  MH,  TH,  GA,  and  MP  districts  are  further  restricted  by  a  series  of 
utility,  landscaping,  setback,  floor  area,  and  height  regulations. 

C-1  Commercial  Limited  —  Permitted  uses  are  those  normally  associated  with  conven- 
ience shopping  for  persons  living  in  adjacent  residential  areas.   The  maximum 
floor  area  ratio  in  this  district  is  O.i+O.   The  minimum  lot  size  is  20,000  square 
feet. 

CL  Commercial  District  —  Is  intended  for  moderately  intensive  commercial  develop- 
ment to  satisfy  other  than  basic  convenience  needs,  such  as  book  stores,  florists, 
and  antique  shops . 

CP  Camper  Park  —  Is  intended  to  provide  for  recreational  camper  parks,  and  at  a 
maximum  of  20  camp  sites  per  acre,  and  a  minimum  of  ten  acres  for  a  park. 

C-2  Highway  Commercial  District  —  This  district  allows  uses  not  primarily  related 
to  residential  developments  and  which  require  accessibility  from  major  highways 
and  uses  supported  by  a  wider  market  area.   A  minimum  floor  area  ratio  is  0.30; 
the  minimum  lot  size  is  30>000  square  feet. 

C-3  General  Commercial  District  —  (Lexington  Park  area  only) .  Permitted  uses 
are  those  permitted  in  the  C-1  districts  as  well  as  department  stores  and  drive- 
in  eating  and  drinking  establishments.   There  is  a  minimum  lot  size  of  10,000 
square  feet. 

CM  Commercial  Marine  District  —  This  district  is  intended  to  allow  marine  and 
to-orist  related  activities,  both  commercial  and  residential,  but  on  a  less  inten- 
sive scale  than  ordinary  commercial  districts.   There  is  no  maximum  density  re- 
quirement but  there  is  a  one  acre  minimum  lot  size  with  an  additional  acre  re- 
quired for  any  peznianent  residence. 

I-l  General  Industrial  District  —  Peimitted  uses  are  those  normally  associated 
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with  industrial  activities  not  creating  undue  nuisances  and  which  meet  applicable 
performance  standards  and  general  restrictions.   There  is  a  minimum  floor  area 
ratio  of  Ci+O  and  a  minimum  lot  size  of  one  acre. 

IM  Industrial  Marine  —  This  district  allows  the  more  intensive  waterfront  activi- 
ties. Permitted  uses  include  those  permitted  in  the  CM  districts,  boat  building, 
storage  and  repair  yards,  commercial  piers  and  docks,  conditional  uses  permitted 
in  CM  districts,  seafood  processing,  packing  and  storing,  and  single-family  resi- 
dences provided  an  additional  two  acres  of  land  are  provided.   There  is  no  maxi- 
mum floor  area  ratio  but  there  is  a  minimum  lot  size  requirement  of  two  acres 
for  industrial  and  commercial  uses. 

Zoning  districts  permitted  within  Comprehensive  Plan  Areas  are  as  follows: 

Agricultural AE-1,  AE-2,  C-1,  C-2,  I-l,  CL,  CD, 

TH* 

Waterfront  Protection AE-1 ,  AR-2 ,  R-1 ,  R-2 ,  C-1 ,  C-2 ,  CM, 

I-l,  TH*,  GA*,  IM,  CL,  CD 

Urban All  zoning  districts  are  permitted 

Military N/a 

Historic AE-1,  AE-2,  E-1,  E-2,  C-1,  CL,  TH* 

*As  part  of  the  Planned  Development  Residential 

Seven  floating  zone  districts  are  also  established  requiring  a  detailed  development 
plan  which  is  recommended  by  the  Planning  Commission  and  approved  by  the  Board  of 
County  Commissioners. 

Districts  are  designed  to  encourage  innovative  and  creative  design  of  residential, 
commercial  and  industrial  development,  to  maximize  conservation  and  open  space,  and 
to  minimize  public  expenses  associated  with  development. 

Planned  Unit  Developments  permitted  subject  to  applicable  restrictions  and  approval 
are  residential  (PDE) ,  shopping  center  (PD-SC),  and  industrial  park  (PD-IP). 

Permitted  densities  and  minimum  lot  sizes  for  these  categories  are  as  follows: 

District  Max.  Density  Min.  Lot  Size 

PDE  1.0  1.0  du  per  acre  1^0  acres 

PDE  1.5  1.5  dii  per  acre  1^0  acres 

PDE  2.0  2.0  du  per  acre  100  acres 

PDE  3.5  3.5  lii  per  acre  100  acres 

PDE  5-0  5.0  du  per  acre  100  acres 

PD-SC 

a)  local  .50  FAE  10  acre  max. 

5  acre  min. 

b)  community  '         .50  PAR  20  acre  max., 

10  acre  min. 
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District  Max.  Density  Min.  Lot  Size 

c)  regional  .$0   FAR  30  acres 

PD-IP  .50  FAR    ■  20  acres 

Permitted  Planned  Unit  Developments  in  the  various  comprehensive  plan  areas  are 
as  follows: 

Comprehensive  Plan  Areas  Permitted  PUD's 

A^icultural PDR  -  1.0,  PDR  -  1.5,  PDR  2.0,  PD-SC 

local,  PD-SC  community,  PD-SC  regional, 
PD-IP. 

Waterfront  Protection PDR  1.5,  PDR  2.0,  PDR  3.5,  PD-SC, 

PD-SC  local,  PD-SC  community,  PI>-SC 
regional . 

Urban PDR  1.5,  PDR  2.0,  PDR  3.5,  PDR  5-0, 

PD-SC  all  subclasses,  PD-IP, 

Historic PDR  1.0. 

Military None 

Within  the  residential  Planned  Unit  Developments  permitted  uses  shall  be  controlled 
through  the  establishment  of  zoning  districts  subject  to  the  restrictions  in  the 
Ordinance.  Permitted  zoning  districts  in  planned  unit  residential  development  dis- 
tricts are  as  follows: 

PUD  Permitted  Zones 

PDR  1.0 AR,  R-1,  R-2,  R-5,  TH,  CM. 

PDR  1.5 AR,  R-1,  R-2,  R-5,  TH,  CM. 

PDR  2.0 All  zones  permitted  in  PDR  1 . 5  dis- 
tricts, CA,  and  R-3. 

PDR  3.5 All  zones  permitted  in  PDR  2.0,  R-J4. 

PDR  5.0 All  zones  permitted  in  PDR  3.5  and  MF. 

Conditional  use  applications  are  reviewed  and  approved  by  the  Zoning  Board  of 
Appeals. 

Airport  Impact  District  Regulations 

Added  in  1977  Revision  is  a  new  Article  21  -  Airport  Impact  District  Regulations. 
The  purpose  of  these  regulations  is  the  promotion  of  compatible  land  uses  in  the 
vicinity  of  the  county's  airports. 
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Zoning  Map 

Practically  all  waterfront  land  along  the  Chesapeake  Bay,  the  Potomac,  and  rivers, 
bays,  and  creeks  is  zoned  R-1.  Most  open,  interior  land  is  zoned  AR-2.      Although 
established  in  the  ordinance,  no  land  in  the  county  is  zoned  AR-1. 

A  recent  addition  is  the  establishment  of  AICUS  (Air  Installation  Compatible  Use 
Zone)  zoning  districts  surrounding  the  county's  private  and  public  airports  and 
the  Patuxent  River  Naval  Station. 

More  intensive  zoning  district  classifications  are  established  in  the  Lexington 
Park  area,  at  Piney  Point,  and  between  St.  Mary's  River  and  Smith  Creek.  However, 
pursuant  to  site  plan  development  approval  procedures  and  standards,  intensive 
development  is  permitted  throughout  the  county. 

Subdivision  Regulations 

The  Subdivision  Regulations  were  adopted  in  195U'   They  appear  to  contain  the  nor- 
mal provisions  of  subdivision  regulations.   The  preliminary  subdivision  plan  does 
reqioire  that  there  be  indicated  a  proposed  method  of  sewerage  disposal,  and  there 
are  reqiiirements  for  approval  by  the  County  Health  Officer. 

Revised  subdivision  regulations  have  been  adopted. 

Other  Pertinent  Laws 

Laws  of  Maryland  of  19^7 »  Chapter  685,  was  an  enabling  law  for  St,  Mary's  County 
to  zone  residential  areas.   In  1973  "the  General  Assembly  enacted  Laws  of  Maryland 
of  1973,  Chapter  857  which  amended  Chapter  785  of  the  Laws  of  19U7.   The  General 
Assembly  further  amended  this  section  in  197Uj  Laws  of  Maryland  of  197Uj  Chapter 
501,  and  it  now  reads  as  follows: 

Except  in  areas  that  are  zoned  agricultural  or  commercial  no  single- 
family  dwelling  in  St.  Mary's  County  shall  be  allowed  to  be  built  or 
placed  on  any  land  under  one  acre  in  size,  unless  it  is  an  approved 
subdivision  serviced  by  a  central  sewer  system  approved  by  the 
appropriate  state  or  local  authorities.  Except  in  areas  that  are 
zoned  for  agricultural  or  commercial  purposes,  no  multiple  family 
dwelling  shall  be  allowed  to  be  built  or  placed  on  any  parcel  of 
land  unless  there  is  at  least  one  acre  in  the  parcel  for  each  single- 
family  unit  on  the  parcel,  except  if  it  is  an  approved  subdivision 
serviced  by  a  central  sewer  system  approved  by  the  appropriate  state 
or  local  authorities. 

The  General  Assembly  in  197i|  empowered  the  St.  Mary's  County  Commissioners  to 
establish  economic  impact  fees.   These  fees  are  of  two  types:   (l)  an  increase  in 
building  permit  fees  up  to  two  percent  of  the  cost  of  new  construction  of  living 
xmits;  (2)  a  fee  of  up  to  $200  for  each  living  unit  or  lot  in  a  subdivision  when 
approval  is  requested  from  the  planning  commission  or  other  approving  authority. 
The  income  is  to  defray  costs  to  the  county  for  additional  educational,  water, 
sewerage,  road,  sanitation,  or  similar  facilities. 

In  St.  Mary's  County,  land  and  buildings  may  not  be  used  for  chemical  or  catalytic 
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maxLufacturing,  chemical  fabrication,  gasoline  processing,  or  refining  of  petroleinn 
or  petroleiom  products.  This  prohibition  does  not  apply  to  land  and  buildings  used 
for  these  poorposes  on  the  effective  date  of  this  subsection. 

This  law  also  contained  a  provision  for  a  referendum.  Laws  of  Maryland  of  197Uj 
Chapter  583,  adding  new  Section  J4.OI  (c)  to  Article  66B. 
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SOMERSET  COUNTY 


Location:  Lower  Eastern  Shore 

1977  Population:   (Est.)  20,000 

Population  Change:  1960-1970  -3-6% 

Largest  Incorporated  Municipality:   Crisfield  35078 

Plan  Adopted:   October  31,  1975 
Zoning  Ordinance  Adopted:  February  3^  1976 
Subdivision  Regulations:   Currently  being  prepared 
Legal  Authority:   Article  66B 

Comprehensive  Plarniing  Program 

Since  1973 »  Somerset  Coimty  has  been  actively  engaged  in  a  Comprehensive  Planning 
Program.  The  primary  objective  of  this  planning  program  is  to  intelligently  plan 
for  the  wise  use  of  the  county's  natural  and  man-made  resources  so  as  to  insure 
a  high  quality  of  life  for  both  the  present  and  future  residents  of  the  county. 
The  Comprehensive  Planning  Program  has  been  divided  into  three  major  phases: 
(1)  Background  for  Planning;  (2)  Comprehensive  Development  Plan;  (3)  Development 
Regulations  -  Zoning  and  Subdivision  Regulations. 

Background  for  Planning 

The  first  phase  of  the  planning  program  was  the  preparation  of  the  Background  for 
Planning  document,  which  was  completed  in  December  of  1973*   This  valuable  publi- 
cation consists  of  an  inventory  and  analysis  of  every  major  facet  of  living  in 
Somerset  County.   The  county's  population  (existing  and  projected)  and  economy 
were  thoroughly  examined  along  with  the  housing  stock,  transportation  system, 
environmental  resources  and  community  facilities  to  determine  potential  problem 
areas,  both  now  and  20  years  in  the  future. 

Citizen  input  was  actively  sought  in  the  preparation  of  the  background  document. 
Over  7,500  questionnaires  were  distributed  to  residents  in  order  to  determine  the 
adequacy  of  community  facilities  throughout  the  county,  and  to  ascertain  the  feel- 
ings of  county  residents  on  various  pressing  development  issues. 

A  special  feature  of  the  Background  for  Planning  is  that  this  report  suggests  a 
wetlands  classification  system  which  permits  local  staff  to  identify  prime  wet- 
lands.  This  will  enable  the  county  to  concentrate  its  preservation  efforts  in 
its  most  valuable  wetland  areas. 

Comprehensive  Development  Plan 

The  Comprehensive  Development  Plan,  which  was  adopted  in  October  of  1975 »  sets 
forth  the  basic  development  policies  which  should  be  implemented  in  order  to  assure 
the  orderly  future  growth  and  development  of  Somerset  County.   A  brief  sizmmary  of 
some  of  the  highlights  of  this  plan  is  contained  in  the  following  paragraphs: 

The  planning  period  for  the  Somerset  County  Plan  is  approximately  20 
years  or  through  the  year  1995*   It  is  projected  in  the  plan  that  the 
population  of  Somerset  County  will  reach  a  level  of  roughly  20,500  by 
1995.  Population  in  the  county  has  grown  faster  than  anticipated, 
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however,  and  the  cuxrent  popiolation  is  almost  at  this  level. 

The  Somerset  Ccunty  Land  Use  Plan  encourages  new  residential,  commer- 
cial, industrial  and  institutional  uses  to  locate  in  and  around 
existing  villages  and  towns.   The  plan  stresses  that  a  minimum  level 
of  development  should  occur  in  wetland  areas  and  prime  agricultural 
areas.   In  this  way,  the  most  efficient  utilization  of  public  ser- 
vices will  result,  a  sufficient  amount  of  land  will  "be  retained  for 
the  essential  agricultural  economy,  the  fragile  eco-system  of  the 
wetlands  will  not  "be  harmed,  and  industrial  development,  so  vital  to 
the  economic  growth  of  the  county,  will  be  encouraged  at  the  best 
locations. 

The  Land  Use  Plan  recommends  that  the  Princess  Anne,  Westover,  Poco- 
moke  City  and  Crisfield  areas  be  designated  as  the  county's  growth 
centers  and  that  these  municipalities  shall  be  the  focus  of  new 
residential,  c omme re i al ,  and  Indus t ri al  de ve 1 opment . 

Mt.  Vernon,  Deal  Island,  Upper  Pairmount,  Marion  and  Ewell  have  been 
designated  as  community  centers  for  Somerset  County  during  the  time 
frame  of  this  plan.   Community  centers  have  a  smaller  range  of  land 
uses  than  are  found  in  the  growth  centers,  and  activities  within  these 
smaller  areas  generally  concentrate  on  maintaining  and  moderately  up- 
grading local  public  facilities  and  on  in-filling  vacant  land  within 
their  boundaries . 

The  villages  of  Chance,  Dames  Quarter,  Eden,  Oriole,  Oakville,  Eumbley, 
Manokin,  Kingston,  Rehobeth,  and  Rhodes  Point  and  Tylerton  of  Smith 
Island  have  been  classified  as  existing  villages  in  the  Land  Use  Plan 
in  order  to  provide  low  density  growth  centers  in  the  rural  countryside. 
The  plan  strongly  encourages  the  continuation  of  the  existing  village 
life  styles  in  each  location. 

Major  employment  opportunities  are  encouraged  in  Princess  Anne,  West- 
over,  Pocomoke  City  and  Crisfield. 

The  vast  majority  of  the  county  is  recommended  to  retain  its  rural 
character  and  charm.   The  best  farmland  is  classified  as  "agricultural 
open  space"  and  the  prime  wetlands  are  designated  as  "wetlands  open 
space". 

The  Transportation  Plan  projects  a  circulation  network  including  pedes- 
trian travel,  highways,  railroads,  water  transportation  and  air  trans- 
portation.  A  Transit  Development  Plan  is  currently  being  considered 
in  cooperation  with  the  Maryland  Department  of  Transportation  and  the 
Urban  Mass  Transit  Administration.   This  plan  would  ascertain  needs  for 
public  transportation  in  the  county  and  analyze  alternative  means  of 
meeting  these  needs. 

The  Community  Facilities  Plan,  which  is  closely  integrated  with  the  Land 
Use  and  Transportation  Plans,  makes  recommendations  regarding  facilities 
for  education,  libraries,  recreation  and  open  space,  health  care,  utili- 
ties, fire  and  police  protection,  historic  sites  and  structures,  and 
administrative  offices  and  public  buildings. 
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General  implementation  vehicles,  such  as  zoning  and  subdivision  regula- 
tions, are  briefly  outlined. 

The  Comprehensive  Plan  also  includes  an  analysis  of  the  fiscal  capacity 
of  Somerset  County  to  provide  services  and  fund  capital  improvements. 
This  section  evaluates  the  county's  current  fiscal  condition,  ascer- 
tain future  trends,  and  projects  the  county's  fiscal  capacity  through 
1980. 

The  plan  also  briefly  outlines  an  Economic  Improvement  Program  for 
Somerset  Coimty.   This  chapter  of  the  plan  identified  the  county's 
basic  economic  development  needs,  determines  the  resources  and  poten- 
tials for  improving  the  economic  environment,  and  recommends  specific 
actions  which  should  be  taken  to  improve  the  economy  of  the  county. 
This  section  recommends  the  coordinated  development  of  seven  economic 
activities  to  upgrade  Somerset  County's  economy:   (l)  a  deep  water 
port;  (2)  manufacturing  and  industrial  park  development;  (3)  tourism; 
{k)   agriculture;  (5)  seafood;  (6)  institutions;  and  (7)  the  on-shore 
effects  of  off-shore  drilling. 

Zoning  Ordinance 

The  second  phase  of  Somerset  County's  Comprehensive  Planning  Program  was  completed 
on  February  3,  1976  with  the  adoption  of  the  new  Somerset  County  Zoning  Ordinance 
by  the  County  Commissioners.   This  zoning  code  established  twelve  new  zoning  dis- 
tricts.  A  brief  summary  of  each  of  these  zoning  districts  is  included  in  the  fol- 
lowing paragraphs : 

Agriculture  Zone  (a)  —  Permitted  uses  generally  include  agricultujre,  single- 
family  dwellings,  parks  and  recreation  areas,  grain  storage  structures,  sanitary 
land  fills,  public  and  private  forests,  etc.   The  following  uses  are  permitted 
by  special  exception  by  the  Board  of  Appeals:   sand  and  gravel  pits,  gun  clubs, 
correctional  institutions,  airports,  sewage  treatment  facilities,  mobile  homes, 
mobile  home  parks  (subject  to  provisions),  mobile  home  subdivisions  (subject  to 
provisions).  The  minimum  lot  size  in  the  district  is  one  acre  and  no  more  than 
25%  of  the  lot  may  be  covered  by  structures. 

Conservation  (CO-l)  —  The  intent  of  this  zone  is  to  identify  and  conserve  the 
natural  resources  and  most  fragile  of  the  wetlands  of  Somerset  County.  Uses  per- 
mitted inherently  include:   agriculture,  single-family  dwellings,  public  and  pri- 
vate forests  and  forest  industries,  parks  and  playgrounds,  country  clubs,  etc. 
Some  of  the  uses  permitted  by  special  exception  include:   sand  and  gravel  pits, 
farm  labor  camps,  airports,  public  and  private  recreational  camps,  sewage  treat- 
ment facilities,  travel  campers  and  travel  trailers,  recreation  vehicle  and 
trailer  parks,  etc.   The  minimum  lot  size  for  the  CO-l  district  is  five  acres. 

Conservation  Zone  (CO-2)  —  It  is  the  intent  of  this  zone  to  identify  the  more 
stable  wetland  areas  of  the  county  so  that  selected  types  of  development,  which 
will  not  disturb  the  eco-system,  may  be  permitted  in  such  areas.   The  uses  per- 
mitted inherently  in  this  district  include  essentially  all  uses  permitted  in  the 
CO-l  district  and  the  following  additions:   travel  campers  and  travel  trailers, 
public  and  private  recreational  camps.  Uses  permitted  by  special  exception  are 
also  more  inclusive  than  in  the  CO-l  district  with  mobile  homes,  mobile  home 
parks,  mobile  home  subdivisions,  roadside  produce  stands,  airports  and  correc- 
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tional  institutions  being  permitted  in  the  CO-2  district  by  special  exceptiono 
The  lot  area  requirements  and  the  yard  and  setback  requirements  are  the  same  as 
in  the  CO-1  district. 

Residential  Zone  (R-1)  —  This  is  the  most  restrictive  residential  zone  in  the 
county  with  only  the  following  uses  permitted  inherently:   agriculture,  single- 
family  detached  dwellings,  churches,  schools,  parks  and  recreation  areas,  and 
public  buildings.  Uses  permitted  by  special  exception  include  hospitals,  ceme- 
teries, sewage  treatment  facilities,  and  tourist  homes.   The  minimum  lot  size  is 
20,000  square  feet  and  each  lot  shall  not  be  less  than  100  feet  in  depth  and  not 
less  than  85  feet  in  width. 

Residential  Zone  (R-2)  —  This  zoning  district  is  similar  to  the  R-1  district 
except  that  single-family  dwellings  (attached  and  semi-attached)  and  two  family 
dwellings  are  also  permitted  inherently.  Uses  permitted  by  special  exception 
are  essentially  the  same  as  in  the  R-1  district  with  the  addition  of  mobile  homes 
and  multi-family  dwellings.   The  minimum  lot  size  required  in  the  R-2  district 
is  10,000  square  feet.   Structures  having  units  for  more  than  one  family  must  be 
located  on  lots  with  a  minimum  of  8,000  square  feet  for  the  first  unit  plus  3jOOO 
square  feet  for  each  additional  family  unit. 

Residential  Zone  (R-3)  —  The  R-3  district  is  essentially  the  same  as  the  R-2  dis- 
trict except  that  multi-family  dwellings  are  permitted  inherently  in  this  district. 
Uses  permitted  by  special  exception  of  the  Board  of  Appeals  are  very  similar  to 
the  R-2  district,  with  the  addition  of  mobile  home  parks  and  mobile  home  subdivi- 
sions.  The  minimum  lot  size  in  this  district  is  8,000  square  feet.   The  lot  size 
requirements  for  multi-family  imits  is  the  same  as  in  the  R-2  district.  Another 
difference  is  that  the  R-3  district  permits  a  height  of  1+8  feet  as  compared  to 
35  feet  in  the  R-1  and  R-2  districts. 

Maritime  Residential  and  Commercial  Zone  (MRC)  —  This  zone  is  intended  to  include 
the  growing  recreational  activities  which  are  particularly  suited  to  waterfront 
areas.   Uses  permitted  inherently  include:   single-family  dwellings  (detached  and 
semi-detached),  agriculture,  hospitals  and  nursing  homes,  golf  coiirses,  travel 
trailers.   The  following  uses  are  permitted  by  special  exception:  public  and 
private  boat  landings,  beaches,  wharves,  marinas,  waterfront  amusement  areas,  re- 
tail stores,  two  family  and  multi-family  dwellings,  mobile  homes,  mobile  home 
parks  and  subdivisions,  seafood  packaging  and  processing,  etc.   The  minimum  lot 
size  with  community  water  and  sewerage  is  8,000  square  feet,  while  20,000  square 
feet  is  required  without  these  essential  community  services. 

Kfeighborhood  Commercial  Zone  (C-l)  —  The  intent  of  the  zone  is  to  provide  areas 
in  which  the  daily  shopping  and  business  needs  of  nearby  residents  can  be  met. 
Some  of  the  uses  permitted  inherently  include  retail  stores,  personal  service 
businesses,  banking  activities  and  professional  offices,  etc.  Uses  permitted  by 
special  exception  include  automobile  service  stations  and  roadside  produce  stands. 
No  minimum  lot  sizes  are  required  in  any  of  these  commercial  districts. 

Highway  Commercial  Zone  (C-2)  —  The  Highway  Commercial  zone  is  intended  to  encom- 
pass commercial  activities  which  can  be  located  adjacent  to  major  highways.   A 
wide  variety  of  commercial  uses  are  permitted  in  this  district.   Included  are 
motels,  drive-in  restaurants,  convenience  stores,  banks,  and  service  stations. 

General  Commercial  Zone  (C-3)  —  The  purpose  of  this  district  is  to  provide 
appropriate  locations  for  intensive  commercial  activities.  Provision  is  made 
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for  the  accommodation  of  a  wide  range  of  biisiness  pux'suits  including  wholesale, 
retail,  storage  and  contracting  activities.   Included  are  truck  terminals,  ware- 
housing, and  livestock  feed  outlets.  Meat  packing  plants  and  slaughter  houses, 
among  other  activities,  are  permitted  xmder  special  exception. 

Light  Industrial  Zone  (l-l)  —  This  zone  is  intended  to  provide  areas  for  indus- 
trial uses  which  have  limited  effects  upon  their  surroundings.  Uses  permitted  in 
this  district  include  those  related  to  fabricating,  warehousing  and  wholesale  dis- 
tributing.  No  minimum  lot  size  is  required. 

General  Industrial  Zone  (l-2)  —  This  zone  permits  manufacturing,  processing,  and 
storage  operations  which  normally  are  separated  from  other  uses  because  of  the 
noise,  dust,  odor,  etc.,  generated  by  these  industrial  activities.  The  1-2  zone 
permits  all  uses  allowed  in  the  I-l  zone  plus  such  heavy  industrial  uses  as 
asbestos  manufacturing,  coal  yards,  brewing  or  distilling,  automobile  manufac- 
turing, flour  or  grain  mills,  electric  generating  plants,  paper  and  pulp  manu- 
facturing, poultry  slaughter  houses  and  seafood  products  manufacturing.  No 
minimum  lot  size  is  required  in  this  district. 

Zoning  Map 

The  official  Zoning  Map  of  Somerset  County  is  generally  consistent  with  the  recom- 
mendations contained  in  the  recently  adopted  Comprehensive  Development  Plan.  The 
more  intensive  development  districts  are  concentrated  around  the  county's  growth 
centers  such  as  Crisfield,  Pocomoke  City,  Princess  Anne  and  Westover  and  also 
around  the  larger  community  centers  such  as  Deal  Island,  Mt.  Vernon,  Marion,  and 
Fairmount.   Approximately  one-foiirth  of  Somerset  County's  land  area  consists  of 
wetlands  and  as  a  result,  numerous  conservation  zones  are  designated  in  these 
coastal  wetland  areas,  James  Island  State  Park  and  numerous  Wildlife  Management 
areas  throughout  the  county.   The  majority  of  the  land  in  the  county,  however, 
is  zoned  Agriculture  (a).   In  fact,  most  of  the  areas  in  Somerset  County  which 
are  outside  the  growth  and  community  centers  and  which  do  not  fall  into  the  con- 
servation category,  are  zoned  Agriculture  (a) . 

Subdivision  Regulations 

A  draft  set  of  subdivision  regulations  has  been  prepared  and  is  presently  being 
reviewed  by  the  local  Citizens'  Advisory  Committee. 

The  document  is  a  standard  set  of  subdivision  regulations,  outlining  procedures  by 
which  the  county  reviews  subdivision  proposals  and  also  stipulating  the  responsi- 
bilities of  developers  in  providing  streets,  gutters,  and  other  public  facilities 
within  their  subdivisions.   Subdivision  design  standards  are  also  included. 

These  subdivision  regulations,  when  adopted,  will  become  the  first  set  of  subdivi- 
sion regulations  in  the  history  of  Somerset  County. 
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TALBOT  COIMTY 


Location:  Upper  Eastern  Shore 

1970  Population:   23,682 

Population  Change:   I96O-I97O  +9.8% 

Largest  Incorporated  Municipality:  Easton  6,809 

Plan  Adopted:   October  26,  1973 
Zoning  Adopted:   197U 
Subdivision  Regulations:   197U 

Legal  Authority:   Charter;  Article  25A,  Section  5  (x).  Annotated  Code  of 
Maryland 


Plan 

Talbot's  goals  and  objectives  reflect  a  primary  goal,  formally  adopted  in  1972, 
that  the  Plan  should  preserve  and  improve  the  quality  of  life  as  it  exists  in  the 
county.   Adopted  goals  are  to: 

1.  Create  and  maintain  a  distinctive  and  cohesive  community  which  recog- 
nizes the  rights  and  responsibilities  of  each  citizen  and  which  en- 
courages the  pursuit  and  enjoyment  of  life  to  the  fullest. 

2.  Insure  the  maintenance  of  a  vital  and  productive  population. 

3.  Conserve  the  rich  natural  environment  of  the  county. 

I4..  Encourage  a  sound  economy  which  offers  a  broad  range  of  employment 
and  business  opportunities  and  which  responds  to  citizen  needs. 

5.  Provide  the  opportunity  for  every  person  to  live  in  a  decent, 
suitably  located  and  affordable  home. 

6.  Provide  a  system  of  community  services,  facilities,  and  utilities 
which  is  responsive  to  citizen  needs. 

7.  Provide  for  the  safe  and  efficient  movement  of  people  and  goods. 

8.  Maintain  a  planned  pattern  of  compatible  and  efficient  utilization 
of  land  and  water. 

9.  Preserve  and  enhance  the  county's  rich  cultural  and  historic 

heritage. 

10.  Maintain  a  visually  rich  and  attractive  community  which  harmoniously 
combines  contemporary  structures  with  those  from  the  county's  past. 

11.  Poster  cooperation  and  mutual  support  among  the  various  levels  of 
government  serving  the  county  and  the  adjoining  areas. 

12.  Maintain  a  favorable  balance  between  county  revenues  and  the  expendi- 
tures required  to  meet  community  needs. 
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Otjectives  are  to: 

1.  Maintain  the  rural  character  of  the  county. 

2.  Promote  existing  towns  as  centers  of  population,  services  and 
employment . 

3.  Maintain  low  densities  outside  the  towns. 

k-     Limit  county  population  growth  to  ten  percent  per  decade 
through  the  year  2000. 

5.  Promote  the  county  as  a  retirement  center. 

6.  Discourage  the  influx  of  seasonal  resort  facilities. 

7.  Preserve  the  county's  wetland  areas. 

8.  Maintain  or  improve  water  quality  to  human  contact  and  shell- 
fish production  standards. 

9.  Maintain  and  enhance  Easton's  role  as  the  primary  economic/ 
commercial  center  of  the  county.   Support  the  other  towns  as 
sub-centers  for  their  areas  of  the  county. 

10.  Remove  or  renovate  all  dilapidated  housing. 

11.  Assist  towns  in  the  creation  of  additional  town  parks  and  open 
space. 

12.  Encourage  all  new  development  to  tie  into  existing  sewerage 
systems. 

13.  Request  State  Highway  Administration  to  develop  routes  outside 
Talhot  County  to  Ocean  City  and  the  Atlantic  Ocean  beaches. 

li;.  Discourage  strip  development. 

Other  policies  and  proposals  include: 

1.  Using  land  use  controls  to  discourage  growth  in  farmland  areas  and 
to  preserve  the  natural  quality  of  shorelines. 

2.  Seeking  to  create  350  to  i+50  new  industrial  jobs  each  decade  to 
the  year  2000. 

3.  Emphasizing  industry  with  stability,  year-round  employment,  higher 
paying  jobs,  and  lack  of  negative  environmental  effects. 

I4..  Designating  1$0  to  200  acres  of  land  to  accommodate  futxire  indus- 
trial employment  needs . 

5.  Recommending  that  new  industrial  parks  should  be  in  or  near  Easton 
and  that  Easton  and  Cambridge  should  provide  commercial  services  of 
a  regional  nature. 
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6.  Adopting  a  biiilding  code  and  housing  code  and  providing  more  low 
and  moderate  income  family  housing  in  locations  in  or  near  the 
towns. 

7.  Permitting  mobile  homes  "in  certain  parts  of  the  county.   In 
order  to  provide  lower  housing  costs,  these  units  should  be 
placed  in  areas  of  the  county  where  land  costs  are  lower." 

8.  Retaining  sites  of  formerly  active  schools  and  make  them 
available  to  local  communities  for  community  functions. 

9.  Locating  new  or  replacement  school  facilities  within  or  close 
to  the  incorporated  towns. 

10.  Accepting  "package"  sewerage  treatment  plants  under  the  right 
conditions  provided  that  certain  criteria  are  met. 

11.  Acquiring  lli^  acres  of  parkland  during  the  planning  period. 

12.  Taking  a  strong  stand  against  major  road  building  other  than 
the  dualization  of  Route  UOU* 

The  coTonty's  future  land  use  is  shown  in  terms  of  five  general  areas:   the  towns; 
the  villages;  low  density  areas;  open  space,  medium  density;  and  open  space, 
general  areas . 

The  five  existing  incorporated  towns  should  remain  the  principal  centers  of  popu- 
lation, services  and  employment  accommodating  most  of  the  county's  population 
growth  through  the  year  2000.   Limited  land  for  major  commercial  or  industrial 
activities  is  provided  outside  incoirporated  municipalities. 

Villages  are  to  be  preserved  and  enhanced  to  serve  their  traditional  roles  in 
county  life  (residential,  small  employment,  convenience  and  commercial  services). 
In  order  to  assure  the  continued  small  size  of  the  villages,  any  public  water  and 
sewerage  system  should  be  built  only  within  the  immediate  physical  confines  of 
the  villages. 

Waterfront  protection  is  a  key  element  in  the  Plan.  Very  large  minimum  lot  sizes 
are  recommended  along  with  minimum  elevations  for  residential  structures  and  very 
restricted  land  uses. 

"The  degree  of  restriction  placed  upon  the  use  of  farm/open  land  should  vary  in 
accordance  with  the  capability  of  the  soils  to  support  development,  the  least 
capable  soils  having  the  most  restriction,  and  the  most  capable  soils  have  some- 
what less  restriction."  Locational  and  development  policies  are  recommended  for 
mobile  homes,  docking  facilities  and  "estate"  type  residential  subdivisions. 

The  Plan  indicates  that  the  problem  of  fragmented  development  control  in  the  one 
mile  radius  must  be  resolved. 

The  land  use  plan  shows  the  eastei^n  portion  of  the  coxmty  as  agricultural,  with 
small  pockets  of  "open  space,  low  density";  the  western  portion  of  the  county  (a 
great  deal  of  which  is  waterfront)  as  "open  space,  low  density".  Towns  and  villages 
are  spread  throughout  the  county. 
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Zoning  Ordinance 

The  Zoning  Ordinaxice  was  adopted  September  2I4,   197U  "to  implement  the  Plan  adopted 
in  1973>   The  Ordinance  took  effect  Hovember  25,  197^4-  and  was  amended  August  20, 
1977. 

In  addition  to  zoning  districts,  the  Ordinance  contains  special  provisions  for 
parking,  signs,  mobile  homes  and  mobile  home  subdivisions.   In  view  of  the 
county's  extensive  waterfront,  the  Ordinance  provides  regulations  for  piers  and 
for  minimum  elevation  of  structures  above  sea  level. 

The  Ordinance  contains  procedures  for  special  exceptions,  variances  and  zoning 
map  amendments.   In  granting  a  special  exception,  the  Board  of  Appeals  must  find 
that  the  proposed  use   is  consistent  with  the  general  plan  of  the  county  and  that 
it  will  not  over-burden  existing  public  facilities;  these  standards  are  in  addi- 
tion to  the  normal  standards  for  a  special  exception,  such  as  compatibility  with 
the  immediate  neighborhood.  The  Ordinance  requires  that  a  majority  of  the  members 
of  the  Board  of  Appeals  visit  the  site  before  the  hearing,  or  they  may  accept  the 
testimony  from  the  Planning  Officer  who  has  visited  the  site.   The  Planning  Com- 
mission is  required  to  advise  the  Board  of  Appeals  with  respect  to  the  impact  of 
the  variance  or  special  exception  upon  the  county  comprehensive  plan.  For  zoning 
amendments ,  the  County  Council  receives  the  reconmendations  of  the  Planning 
Officer  and  the  Planning  Commission.   A  majority  of  the  members  of  the  County 
Council  are  required  to  visit  the  site.   The  Ordinance  spells  out  the  findings 
which  must  be  made  by  the  County  Council  for  a  reclassification,  and  says  that 
the  County  Council  may  grant  the  reclassification  based  upon  the  change  or  mis- 
take rule.  The  Ordinance  also  states  that  compliance  with  all  the  specific  re- 
quirements is  not  sufficient  to  require  the  granting  of  the  application  for  re- 
classification. 

These  are  the  zoning  districts: 

A-1  Agricultural  Zone  —  It  is  the  intent  of  the  A-1  zone  to  provide  a  medium  den- 
sity growth  area  around  the  incorporated  towns  in  the  county,  where  public  sewer 
and  water  are  not  available  and  where  there  is  a  reasonable  potential  for  annexa- 
tion into  an  incorporated  town.  Minimum  lot  size  is  one  acre. 

A-2  Agricultural  Zone  —  The  purpose  of  this  zone  is  to  promote  the  preservation 
of  farmland  and  waterfront  resources  by  discouraging  intense  development.  There 
is  an  intent  stated  to  give  "top  priority"  to  agricultural  activities  within  this 
zone,  and  there  is  a  further  intent  that  there  be  no  basis,  under  the  Zoning  Ordi- 
nance, to  prevent  the  effects  of  any  normal  farming  operation  permitted  in  this 
zone,  such  as  noise,  odor,  vibration,  fumes,  dust  or  glare.   The  permitted  uses 
and  special  exceptions  are  consistent  with  the  intent  of  this  zone.  Farm  labor 
camps,  public  and  quasi-buildings,  mobile  homes  and  mobile  home  subdivisions,  sand 
and  gravel  pits,  and  solid  waste  and  disposal  plants  are  permitted  only  by  special 
exception.   The  minimum  lot  area  for  the  A-2  zone  is  two  acres. 

A- 5  Agricultural  Zone  —  The  requirements  of  this  zone  are  generally  the  same  as 
the  A-2  zone,  except  for  the  area,  width  and  yard  requirements.  The  minimum  lot 
area  rises  to  five  acres. 

A-10  AgricToltural/Conservation  Zone  —  This  is  designed  to  "...promote  the  reten- 
tion of  land  in  a  natural,  undeveloped  state  in  order  that  such  natiiral  resources 
as  forests,  farmlands,  marshes,  and  undisturbed  waterfront  may  be  preserved".  The 
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regulations  are  generally  the  same  as  for  the  preceding  two  agricultiiral  zones, 
with  several  exceptions.   Solid  waste  disposal  sites,  sand  and  gravel  pits,  and 
mobile  home  subdivisions  are  not  permitted  as  special  exceptions.   The  minimum 
lot  area  rises  to  ten  acres. 

V-2  Waterfront  Residential  Zone  —  The  two  purposes  of  this  zone  are  to  protect 
the  quality  of  the  estuarial  waters  of  Talbot  County  and  thereby  to  encourage  the 
shellfish  industry  and  to  preserve  the  extensive  rural,  low-density  waterfront 
areas  of  the  county.   The  permitted  uses  include  single-family  dwellings,  hunting 
blinds  and  private  piers;  the  special  exceptions  include  private  yacht  clubs, 
boat  houses  and  public  and  quasi-public  buildings.   The  lot  area  is  two  acres. 

W-5  Waterfront  Residential  Zone  —  The  regulations  for  this  zone  are  similar  to 
the  W-2  zone  except  the  minimum  lot  area  rises  to  five  acres,  with  some  propor- 
tionate increases  in  width  and  yard  requirements. 

W-10  Waterfront  Residential/Conservation  Zone  —  The  intent  here  is  similar  as  for 
the  other  waterfront  zones,  and  the  minimum  lot  area  rises  to  ten  acres. 

R-10  Residential  Zone  —  It  is  the  intent  hereof  that  the  R-10  zone  shall  apply 
to  existing  high  density  residential  development  and  shall  provide  for  similar 
new  development  in  areas  served  by  public  water  and  sewer.  Minimum  lot  size  is 
10,000  square  feet  with  sewer  and  water,  one  acre  without  sewer  and  water. 

C-1  Commercial  Zone  —  This  is  different  from  the  ordinary  commercial  zone  because 
this  commercial  zone  is  intended  to  provide  land  for  commercial  businesses  which 
are  directly  related  to  the  agricultural,  forestry,  and  seafood  industries  in  the 
county.   It  also  provides  for  a  limited  number  of  standard  commercial  uses.   The 
permitted  uses  generally  reflect  the  intent  and  include  agriculture,  sale  of  farm 
supplies,  docking  facilities  for  commercial  watermen,  black  smith  shops,  and 
veterinarian  offices.  Uses  permitted  by  special  exception  include  restaurants, 
filling  stations  and  general  stores  with  a  limited  size.   Sewerage  treatment 
plants  are  also  permitted  by  special  exception. 

C-2  Commercial  Zone  —  This  zone  is  intended  to  provide  appropriate  locations  for 
a  broad  range  of  commercial  activities  such  as  retail,  wholesale,  storage  and 
contracting  activities  generally  found  close  to  the  incorporated  towns  of  Talbot 
County. 

M  Industrial  Zone  —  The  intention  here  is  to  provide  "for  industrial  uses  which 
have  limited  effects  upon  the  use  of  surrounding  land".   The  permitted  uses  in- 
clude trucking  stations  and  terminals,  research  laboratories,  and  manufactuxing 
and  processing  provided  they  do  not  create  unfavorable  or  offensive  conditions 
and  do  not  bring  about  significant  levels  of  environmental  pollution.   Solid  waste 
disposal  sites  and  public  and  private  sewerage  disposal  plants  are  among  the  uses 
permitted  by  special  exception. 

Village  Zones  —  General  Provisions  —  The  creation  of  village  zones  reflects  a 
recommendation  of  the  Plan. 

"The  concept  of  'village'  is  included  in  the  land  use  plan  in  order 
to  recognize  and  provide  for  the  special  needs  of  the  county's  unin- 
corporated population  centers." 

The  Zoning  Ordinance  states  this  intent: 
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"It  is  the  intent  of  this  ordinance,  consistent  with  the  plan,  to 
provide  for  and  preserve  the  character  of  the  existing  non-incorporated 
population  centers  in  the  county,  and  to  promote  the  configuration  of 
new  development  into  reasonable  and  effective  service  areas  for  the 
proper  and  efficient  provision  of  water,  sewerage,  fire  and  police 
protection,  and  other  public  services.   In  general,  it  is  intended 
that  the  V-zones  shall  be  used  to  preserve  the  existing  non-incor- 
porated population  centers;  in  addition,  however,  it  is  the  intent 
hereof  that  such  zones  may  be  used  for  lands  where  the  creation  of 
a  new  population  center  or  centers  would  be  appropriate  and  where 
such  new  center  or  centers  would  be  consistent  with  the  provisions 
of  the  county  comprehensive  plan." 

There  are  two  general  standards  for  reclassification  of  land  into  a  V-1  and  V-2 
zone.  First, the  land  may  include  an  area  of  population  concentration  existing  at 
the  effective  date  of  the  Ordinance  and  which  has  the  character  of  a  population 
center,  or  contiguous  land.   Second,  a  tract  containing  a  minimum  of  20  acres  or 
a  maximum  of  50  acres  may  be  reclassified  into  a  V-1  or  V-2  zone  where  public 
and  private  facilities  will  be  provided  for  the  population  center;  such  facili- 
ties include  water  and  sewer,  transportation  and  schools.   A  preapplication  pro- 
cedure for  reclassification  is  established  for  special  review  by  the  Planning 
Officer.   The  Ordinance  contains  a  statement  that  compliance  with  all  of  the  spe- 
cific requirements  shall  not  be  deemed  to  create  a  presumption  that  the  proposed 
village  zone  would  be  compatible  with  surrounding  land  uses  and  compliance  with 
the  specific  requirements  does  not  require  the  granting  of  the  application  for 
the  creation  of  a  village  zone. 

V-1  Village  Zone  —  The  intent  of  this  zone  is  stated  to  be  to  provide 
for  a  basically  single-family  residential  community  but  with  some  com- 
mercial, maritime  or  agriculture  oriented  industrial  activities.  The 
zone  is  intended  to  be  for  the  preservation  and  creation  of  development 
which  lends  itself  to  the  effective  provision  of  water  and  sewerage  and 
other  public  services.   The  permitted  uses  are  limited  and  include 
single-family  dwelling  units,  two-family  dwelling  units,  public  build- 
ings, agriculture  and  churches  and  temples.  There  are  fairly  extensive 
uses  permitted  by  special  exception  including  one  general  store,  ser- 
vice stations  (limited  in  number),  commercial  docks,  mobile  home  sub- 
divisions and  mobile  homes, small  restaurants  and  public  and  private 
sewerage  disposal  systems.   There  are  special  provisions  for  existing 
commercial  or  industrial  uses  within  the  V-1  zone.   The  minimum  lot 
size  within  the  V-1  zone  is  20,000  square  feet. 

V-2  Residential  Village  Zone  —  This  is  designed  for  existing  and  pro- 
posed restricted  low  density  single-family  residential  development 
where  sewer,  water  and  other  public  services  are  not  reasonably  anti- 
cipated, and  where  commercial,  industrial  uses  and  mobile  homes  do  not 
now  exist  and  should  be  excluded.   The  permitted  uses  include  single- 
family  dwellings,  churches,  and  public  and  quasi-public  buildings; 
special  exception  uses  include  general  stores,  fuel  stores  in  connec- 
tion with  a  store,  boat  houses  and  public  and  private  sewerage  dis- 
posal plants.   The  minimum  lot  size  is  20,000  square  feet. 

Historic  Area  Zoning  —  The  provisions  of  the  historic  area  zoning  ordinance 
follow  the  historic  area  zoning  enabling  authority  set  forth  in  Article  66B, 
Section  8.01  et_   seq. 
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Supplementary  Zoning  ReiS!:ulations  —  These  deal  with  miscellaneous  matters.  For 
example,  a  number  of  zones  contain  the  required  width  at  the  waterfront  and  the 
supplementary  zoning  regulations  describe  how  this  is  to  be  ascertained.   These 
regulations  also  state  that  wetlands,  either  State  or  private,  are  not  to  be 
included  in  required  area  or  yard  reqioirements.   There  are  special  provisions 
for  existing  apartment  houses;  this  states  that  any  existing  apartment  house, 
or  area  approved  for  multiple  dwellings  in  any  zone,  shall  be  considered  a  con- 
forming use.   It  is  noteworthy  that  the  zoning  regulations  themselves  do  not 
contain  any  provision  for  multiple  family  dwellings  beyond  the  two  family 
dwellings  permitted  in  certain  zones.   The  effect  of  the  supplementary  zoning 
provisions  is  apparently  to  allow  areas  which  are  already  zoned  for  multiple 
family  dwellings  to  construct  multiple  family  dwellings,  but  with  certain  re- 
strictions. 

Creation  of  Lots  on  Bona-Fide  Farms  —  This  permits  farmers  to  create  up  to  three 
lots,  of  a  minimum  size  as  required  in  the  V-1  district  (20,000  square  feet),  where 
the  land  is  zoned  A-2,  A-5j  or  A-10.   As  a  condition  to  the  permission,  the  owner 
must  transfer  to  the  county  the  development  rights  "for  such  additional  land  as 
will  insure  that  the  overall  density  will  not  exceed  that  which  could  have  been 
created  under  the  lot  area  and  width  requirements  of  the  zone  in  which  the  affected 
property  is  located".   The  effect  of  this  provision,  therefore,  is  to  permit  the 
creation  of  up  to  three  relatively  small  lots  in  the  agricioltiiral  district,  but  in 
return,  to  obtain  a  guarantee  that  the  overall  density  of  the  agricultural  district 
will  be  maintained  by  the  transfer  of  development  rights. 

Zoning  Map 

The  Zoning  Map  reflects  the  comprehensive  zoning  undertaken  following  the  adoption 
of  the  new  zoning  regulations.   This  comprehensive  zoning  replaces  the  prior  com- 
prehensive zoning  map  established  in  197U' 

The  Zoning  Map  shows  the  following  villages:  Wye  Mills,  Skipton,  Cordova,  Ivy 
Town,  Williamsburg,  Copperville,  Tronis  Mills,  Unionville,  Newcomb,  Royal  Oak, 
Bellvue,  Claiborne,  McDaniel,  Wittman,  Sherwood,  Bozman,  Tilghman,  Fairbank, 
Longwoods,  Neavitt  and  Newtown. 

Apart  from  the  villages,  the  areas  of  the  county  seat  of  Easton  are  zoned  A-2, 
Agriculture,  with  some  small  commercial  and  maniifacturing  zones.  Above  the  Miles 
River  to  the  Queen  Anne's  County  line  is  zoned  principally  A-5,  Agriculture.   The 
northern  tip  of  the  county  extending  into  Eastern  Bay  is  zoned  W-5,  and  there  is 
also  substantial  W-5  zoning  on  the  upper  Tred  Avon  River.   The  only  W-10  zoning 
appears  to  have  been  applied  to  the  islands  opposite  Sherwood  in  the  Chesapeake 
Bay.   The  only  A-10  zoning  appears  on  the  Choptank  River  approximately  east  of 
Easton.   The  western  portion  of  the  county,  which  faces  the  Chesapeake  Bay  and 
is  laced  with  many  smaller  bodies  of  water  is  zoned  principally  A-2,  Agriculture, 
although  substantial  W-2,  Waterfront,  zoning  exists,  and  substantial  areas  are 
also  designated  as  villages. 

Subdivision  Regulations 

Although  detailed  and  thorough,  the  Subdivision  Regulations  are  generally  standard 
in  form.   The  Planning  Officer  is  charged  with  administration  and  approval,  although 
advised  by  the  Planning  Commission.   A  subdivision  is  defined  to  be  a  division  of 
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land  into  two  or  more  lots;  excepted  from  this  is  the  transfer  or  the  sale  of 
land  between  owners  of  adjoining  properties  which  does  not  involve  the  creation 
of  any  new  bulldable  lots.   Three  steps  are  envisioned,  a  sketch  plan  (optional), 
a  preliminary  plan,  and  a  final  plan.   The  regulations  state  that  approval  of 
the  preliminary  plan  constitutes  conditional  approval  of  the  subdivision  as  to 
character  and  density,  but  does  not  constitute  approval  of  the  final  plat,  con- 
struction of  buildings,  or  sale  of  lots.  Following  approval  of  a  preliminary 
plat,  the  owner  may  offer  land  for  sale  provided  the  contract  of  sale  is  con- 
ditional upon  the  approval  and  recordation  of  the  final  plat. 

The  Subdivision  Regulations  allow  the  Board  of  Appeals  to  grant  a  waiver  by  reason 
of  the  exceptional  conditions  of  the  land  which  woiild  result  in  unnecessary  hard- 
ship, provided  the  waiver  is  not  contrary  to  the  public  interest,  and  will  not 
conflict  with  the  intent  of  the  Subdivision  Regulations  and  the  Comprehensive 
Plan.   The  Planning  Officer  is  allowed  to  waive  the  requirement  for  a  preliminary 
plat  where  the  proposed  subdivision  is  foxir  or  less  lots,  the  lots  created  have 
frontage  on  a  public  road  and  the  subdivision  creates  no  new  roads.   The  pre- 
liminary plat  must  delineate  the  location  of  existing  buildings,  wooded  areas, 
areas  subject  to  flooding  and  areas  designated  as  State  or  private  wetlands  by 
the  Department  of  Natural  Resources.   The  regulations  direct  the  Planning  Officer 
to  refuse  approval  of  any  proposed  subdivision  where  the  land  is  unsuitable  for 
development  through  flooding,  lack  of  drainage,  erosive  action,  imstabilized 
slope  or  fill,  or  other  conditions  which  may  cause  danger  to  life,  aggravate 
erosion  or  flood  hazards,  or  cause  the  land  to  be  imsuitable.   The  regulations 
direct  the  applicant  to  use  every  reasonable  means  to  preserve  trees,  groves, 
waterways,  scenic  points,  historic  features,  or  other  assets  and  landmarks. 
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WASHnrGTOW  COIMPY 


Location:  Western  Maryland 

1970  Population:   103,829 

Population  Change:  I96O-I97O  +13.8% 

Largest  Incorporated  Municipality:  Hagerstown  35? 862 

Plan  Adopted:   Octolier  12,  I97I 

Zoning  Adopted:   January  23,  1973»  amended  to  Jvxie   28,  1977 

Subdivision  Regulations:   September  8,  1970 >  amended  to  December  30>  1975 

Legal  Authority:   Article  66B 

Plan 

Plan  for  the  County,  Washington  County,  Maryland,  consists  of  background  material, 
including  an  inventoiy  and  analysis  of  physical  and  socio-economic  characteristics 
of  the  county;  updated  population  projections;  alte3?native  growth  patterns;  envi- 
ronmental constraints;  comprehensive  plan,  including  land  use,  circulation,  and 
community  facility  recommendations  and  policies;  and  an  immediate  action  program. 

The  land  use  aspects  of  the  Plan  are  presented  in  two  parts:   the  Plan  Map  showing 
how  areas  might  develop  over  the  next  30  years;  and  recommended  land  use  Plan 
Policies.   The  Plan  assumes  a  population  growth  to  between  133,000  and  l8i|.,000 
by  the  year  2000. 

The  Plan  Map  —  The  Plan  Map  considers  three  development  approaches  -  scattered 
linear  development  (continuation  of  existing  pattern);  concentrated  development 
(adjacent  to  Hagerstown  and  other  large  municipalities);  and  "new  communities". 
Although  scattered  linear  development  will  no  doubt  continue,  the  Plan  Map  gra- 
phically illustrates  a  series  of  development  policies  to  alter  existing  trends. 
Those  policies  strongly  stress  the  "new  communities"  approach.   A  community 
college  "new  community",  encompassing  Hagerstown  Commxmity  College  and  surround- 
ing residential  areas,  is  proposed  east  of  Hagerstown,  and  two  "new  communities" 
are  proposed  northeast  and  southwest  of  Hagerstown.   These  three  development  pro- 
posals are  linked  together  by  the  existing  I-70  and  I-8I  freeway  systems  and  the 
proposed  Hagerstown  Beltway.   Two  other  "new  communities"  are  recommended  in  the 
southern  portion  of  the  county  near  the  existing  towns  of  Downsville  and  Rolirers- 
ville.   A  series  of  "hill  villages"  featuring  "cluster  development"  are  proposed 
where  topographic  conditions  offer  interesting  design  opportunities.   Concentrated 
industrial  development  is  recommended  along  the  1-70  -  I-8I  corridor  west  of 
Hagerstown.   This  corridor  also  features  a  highway  interchange  concept  encouraging 
planned  development  techniques. 

Open  space,  recreation  and  conservation  are  also  major  components  of  the  Plan  Map. 
A  series  of  "recreation  communities"  and  toiorist-commercial  developments  are  rec- 
ommended in  appropriate  locations  in  the  mountainous  areas  and  along  the  Potomac 
River.   Agricultural  preserves  and  mountain  preserves  are  also  shown.  River  Con- 
servation Districts  along  the  Potomac  River  and  major  county  streams  provide 
opportunities  for  special  conservation  practices. 

The  Plan  Map  is  conceptual  in  form  and  must,  therefore,  be  closely  examined  in  re- 
lationship to  the  background  material  and  land  use  policy  statements  in  order  to 
fully  evaluate  detailed  development  proposals  and  land  use  implications. 
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Plan  Policies  —  A  lengthy  series  of  policy  statements  related  to  transportation, 
land  use  and  community  facilities  follow  the  Plan  Map.  Land  use  policies  include 
position  statements  on  retail  and  commercial  space  development,  neighborhood 
business  areas,  community  business  areas,  general  commercial  uses,  industrial 
development  strategy,  residential  development,  and  open  space  preservation. 

An  overriding  issue  partic-ularly  stressed  in  the  policies  related  to  residential 
development  is  the  preservation  of  stream  valleys,  flood  plains,  steep  slopes,  and 
heavily  forested  areas.   Development,  particularly  of  a  residential  nature,  should 
be  concentrated  in  the  uplands  and  plateau  areas  of  the  valley.   Single-family 
residential  development  should  range  from  one  to  five  dwellings  per  acre,  whereas 
multi-family  residential  areas  could  have  a  maximum  of  20  dwellings  per  acre. 
Mobile  homes  should  be  confined  to  mobile  home  parks. 

Zoning  Ordinance 

Washington  County's  Zoning  Ordinance  was  adopted  following  the  adoption  of  the 
county's  Plan.  Furthermore,  the  Resolution  of  Adoption  affirms  the  fact  that  the 
County  Commissioners  of  Washington  County  "...have  adopted  a  Master  Plan  for  said 
County,  and  recommend  a  Zoning  Ordinance  based  on  such  Plan." 

The  Zoning  Ordinance  is  fairly  complex,  with  a  series  of  special  provisions,  in- 
cluding Highway  Interchange,  Historic  Preservation  and  Airport  Districts,  and 
Planned  Residential,  Business  and  Industrial  Districts.   Also  included  are  regu- 
latory provisions  for  flood  plain  areas,  cluster  development,  mineral  extraction, 
mobile  home  and  travel  trailer  parks,  and  town  house  and  multi-family  development. 

The  following  is  a  brief  description  of  the  General  Provisions  and  each  of  the  use 
districts,  with  some  explanation  of  the  significant  characteristics  and  restraints 
of  each  district. 

General  Provision  —  Agricultural  uses  and  structures  as  defined  in  the  Ordinance 
are  permitted  generally  subject  to  set  back  requirements  of  a  minimum  of  200  feet 
from  any  lot  occupied  by  a  dwelling,  public  or  semi-public  facility,  or  a  lot  in 
any  R  District.   All  owners  of  nonconforming  junk  yards,  service  garages  and  used 
car  lots  are  required  to  file  a  prescribed  certification  for  the  use  within  six 
months  of  the  date  of  adoption  of  the  Ordinance.  ,An  amendment  adopted  in  1973 
exempted  from  the  Zoning  Ordinance  all  land  lying  within  the  proposed  boundaries 
of  the  Federal  Chesapeake  &  Ohio  National  Park  along  the  Potomac  River. 

C  Conservation  District  —  The  purpose  of  this  district  is  to  protect  natural  areas 
and  resources  of  environmental  significance.  Permitted  are  single-family  dwellings, 
agriculture  and  recreation  uses.  Mineral  extraction  is  allowed  by  special  excep- 
tion. Minimum  lot  size  for  dwellings  is  three  acres,  and  five  acres  for  all  other 
uses.   Individual  mobile  homes  are  allowed  subject  to  the  same  provisions  as  single- 
family  dwellings. 

A  Agricultural  District  —  The  p-urpose  of  the  district  is  to  promote  the  continua- 
tion of  farming  and  provide  for  uses  not  requiring  public  water  and  sewerage.  Per- 
mitted uses  include  agriculture,  single-family  and  two-family  detached  dwellings, 
public  and  semi-public  facilities,  hospitals,  recreation,  and  a  variety  of  light 
commercial  activities.   Mineral  extraction,  airports  and  other  commercial  recrea- 
tion oriented  uses  are  permitted  as  special  exceptions.  Minimum  lot  size  for 
single-family  dwellings  is  UOjOOO  square  feet  and  three  acres  for  most  other 
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uses.  Mobile  home  parks  and  trailer  parks  are  allowed  subject  to  special 
requirements,  and  individual  mobile  homes  are  permitted  subject  to  the  same 
provisions  as  single-family  and  two-family  detached  dwellings. 

KR  Residential,  Rural  District  —  The  purpose  of  the  district  is  to  provide  a 
location  for  single-family  residential  development.  Peimitted  uses  include 
agriculture,  single-family  and  two-family  dwellings,  and  public  and  semi -public 
facilities.  Professional  offices,  medical  institutions  and  research  and  de- 
velopment facilities  are  allowed  by  special  exception.  Minimum  lot  size  for 
dwellings  is  20,000  square  feet  and  one-half  to  two  acres  for  other  uses. 

RS  Residential,  Suburban  District  —  The  purpose  of  this  district  is  to  provide 
smaller  lot  sizes  for  single-family  and  two-family  dwellings  where  public  water 
and  sewerage  facilities  are  available.  Permitted  uses  include  two-family  dwel- 
lings in  addition  to  uses  permitted  in  the  ER  District.   Agriculture  is  specifi- 
cally excluded.   Clubs,  fraternal  organizations,  rooming  and  tourist  homes  are 
allowed  by  special  exception.  Minimum  lot  size  for  single-family  dwellings  is 
10,000  square  feet  and  12,500  square  feet  for  two-family  dwellings. 

RIJ  Residential,  Urban  —  The  purpose  of  the  district  is  to  promote  the  urban 
areas  of  the  county  with  greater  density  where  public  water  and  sewerage  facili- 
ties exist.  Permitted  uses  are  the  same  as  in  the  RS  District.  Retirement  and 
nursing  homes  are  allowed  by  special  exception.  Minimum  lot  size  for  single- 
family  dwellings  is  7 ,S00   square  feet  and  10,000  square  feet  for  two-family 
dwellings.   Other  permitted  and  special  exception  uses  require  20,000  square 
feet  to  one  acre. 

RM  Residential,  Multi-Family  District  —  The  purpose  of  this  district  is  to  pro- 
vide locations  for  apartment  and  town  house  developments  in  appropriate  areas 
where  public  water  and  sewerage  facilities  are  available.  Permitted  uses  in- 
clude single-family  and  two-family  dwellings,  uses  permitted  in  the  RU  District, 
multi-family  dwellings,  and  town  houses  in  planned  town  house  developments. 
Special  exceptions  are  the  same  as  in  the  RU  District.  Minimum  lot  area  for 
multi-family  dwellings  is  20,000  square  feet  and  five  acres  for  town  house  de- 
velopment. Maxim-um  permitted  density  for  all  multi-family  dwellings  is  20  units 
per  acre. 

BL  Business,  Local  District  —  The  pixrpose  of  this  district  is  to  provide  loca- 
tions for  neighborhood  retail  facilities  and  services.  Permitted  uses  include 
retail  and  service  commercial  enterprises,  service  stations,  professional  offices 
and  cultural  activities.  No  special  exception  uses  are  listed. 

BG  Business,  General  District  —  The  purpose  of  this  district  is  to  provide  loca- 
tions for  larger  commercial  areas  of  a  more  general  nature.  Permitted  uses  in- 
clude a  wide  range  of  commercial  sales,  services  and  storage  activities.   Special 
exception  uses  include  research  and  development  facilities  and  storage  of  build- 
ing and  agricultural  supplies . 

IR  Industrial,  Restricted  District  —  The  purpose  of  this  district  is  to  provide 
locations  for  lighter  industrial  activities.  Permitted  uses  include  agricultural, 
light  manufacturing,  processing  and  assembly,  research  and  testing,  and  ware- 
housing.  Special  exception  uses  include  sawmills,  concrete  man-ufacturing,  and 
above  ground  storage  of  petroleum  products. 

IG  Industrial,  General  District  —  The  purpose  of  this  district  is  to  provide 
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appropriate  locations  for  heavier  industrial  activities  and  larger  manufacturing 
plants.  Permitted  uses  include  agriculture,  uses  allowed  in  the  IR  District, 
and  a  variety  of  heavy  industrial  operations.   Special  exception  uses  include 
heavy  industrial  activities  of  a  more  dangerous  nature  or  which  have  an  adverse 
environmental  impact. 

IM  Industrial,  Mineral  District  —  The  purpose  of  this  district  is  to  allow  for 
the  extraction  and  processing  of  mineral  resources  in  appropriate  locations. 
Permitted  uses  include  agriculture,  conservation  and  recreation  activities,  and 
mineral  extraction,  processing,  storage  and  related  manufacturing.  No  special 
exception  uses  are  included. 

PR  Planned  Residential  District  —  This  district  is  intended  to  provide  for 
planned  residential  development  with  a  variety  of  housing  types,  open  space,  and 
community  facilities.  Permitted  uses  include  all  types  of  dwellings,  including 
mobile  homes  in  mobile  home  parks,  local  retail  and  service  businesses,  and  pub- 
lic and  semi-public  facilities. 

The  PR  District  may  be  permitted  only  through  a  rezoning  application.   The  site 
of  a  proposed  planned  development  must  be  one  which  is  or  can  be  served  by  public 
or  community  water  and  sewerage  service.   Developers  applying  for  planned  residen- 
tial zoning  must  submit  a  development  plan  to  the  Commission  in  accordance  with 
defined  application  procedures,  and  final  approval  requires  affirmative  action 
by  the  Planning  Commission  and  the  Board  of  County  Commissioners.  Minimum  site 
area  for  the  PR  District  is  20  acres  and  overall  density  is  limited  to  eight 
dwelling  units  per  "gross"  acre.   Land  used  or  reserved  for  regional  parks,  wet- 
lands, flood  plain,  parkways,  and  non-residential  land  must  be  excluded  when 
calciilating  gross  areas.   At  least  25  percent  of  gross  area  must  remain  as  per- 
manent open  space.   As  an  option,  a  developer  may  use  the  Land  Use  Intensity 
Rating  method  of  determining  density.   The  planned  residential  development  may 
have  a  LIR  rating  of  from  3-2  to  6.2 

PB  Planned  Business  District  (Shopping  Centers)  —  The  purpose  of  this  district 
is  to  provide  locations  for  the  development  of  unified  shopping  centers  in  appro- 
priate areas  where  water  and  sewerage  facilities  are  available.  Permitted  uses 
are  limited  to  those  allowed  in  the  BL  and  BG  districts  and  all  residential  and 
industrial  uses  are  specifically  prohibited.   Application  procedures  for  the  PB 
district  are  similar  to  those  for  the  PR  district,  and  approval  of  the  County 
Commissioners  is  required.  Minimum  site  area  for  a  planned  neighborhood  type 
shopping  center  is  two  acres,  and  ten  acres  for  a  community  shopping  center. 

PI  Planned  Industrial  District  —  The  purpose  of  this  district  is  to  encoiirage 
planned  industrial  developments  or  industrial  parks  where  public  water  and 
sewerage  facilities  are  available.  Permitted  uses  include  those  allowed  in  IR 
and  IG  districts,  professional  offices,  wholesale  and  warehouse  facilities,  and 
trucking  facilities.   Application  procedures  for  the  PI  district  are  similar  to 
those  for  the  PR  district.  Minimum  site  area  is  ten  acres  and  minimum  lot  area 
for  any  one  building  is  two  acres. 

HI  Highway  Interchange  District  —  The  purpose  of  this  district  is  to  provide 
special  development  controls  for  highway  interchange  areas.   These  interchange 
areas  include  all  land  within  a  one-half  mile  radius  of  the  center  of  all  exist- 
ing and  future  interchanges  along  Interstate  70  and  8l,  and  at  other  intei^ 
changes  recommended  by  the  Planning  Commission  and  approved  by  the  County  Com- 
missioners.  The  Planning  Commission  is  given  the  authority  to  review  and 

-159- 


approve  all  site  plans  for  development  within  the  HI  district.   The  Commission 
also  has  the  responsibility  to  conduct  special  studies  for  each  interchange. 
A  puhlic  hearing  on  the  first  of  two  reports  on  interstate  interchanges  was 
held  in  June,  197U'   Residential,  business,  and  light  industrial  districts 
are  to  be  mapped,  where  appropriate,  within  highway  interchange  districts, 
and  thus  permitted  uses  will  depend  upon  the  district  mapping. 

HP  Historic  Preservation  District  —  The  purpose  of  this  district  is  to  provide 
a  means  of  protecting  and  preserving  significant  historic  buildings  and  areas. 
The  HP  district  overlaps  the  existing  zoning  districts  and  does  not  alter  the 
permitted  uses  of  these  districts  unless  they  conflict  with  the  requirements  of 
the  HP  district.   Administrative  procedures  for  the  HP  district  are  the  same  as 
those  set  forth  in  Section  8  of  Article  66B. 

AP  Airport  District  —  The  purpose  of  this  district  is  to  establish  a  means  of 
protecting  airports  from  incompatible  adjacent  uses.   The  AP  district  overlaps 
the  existing  zoning  districts  and  does  not  alter  the  permitted  uses  of  these 
districts  unless  they  conflict  with  the  requirements  of  the  AP  district.  Re- 
qiiirements  are  those  promulgated  by  Federal  and  State  aviation  agencies. 

Flood  Plain  Areas  —  The  Ordinance  prohibits  the  construction  of  structures  for 
human  habitation  or  use  within  the  50  year  flood  plain  in  accordance  with  soil 
limitations  maps  and  appropriate  local.  State,  and  Federal  reports,  regulations 
and  ordinances.  ¥here  questions  arise  as  to  whether  an  area  is  within  the  50 
year  flood  plain,  the  developer  must  have  an  engineering  analysis  performed 
before  he  is  given  a  building  permit.   Permitted  uses  include  agriculture,  pri- 
vate and  public  recreation,  and  residential  lawns,  gardens  and  parking  areas. 
More  intensive  uses,  such  as  storage,  land  fills  and  outdoor  commercial  recrea- 
tion facilities  are  allowed  by  special  exception. 

Cluster  Subdivision  —  The  Ordinance  provides  for  cluster  development  in  any  rural 
or  R  district  with  the  approval  of  the  Planning  Commission.   A  minimum  of  ten 
acres  is  required  for  such  a  subdivision.   Although  lot  sizes  may  be  smaller  than 
under  normal  dimensional  requirements,  the  total  number  of  lots  may  not  be  greater 
than  would  have  been  permitted  under  normal  requirements.   The  leftover  land  must 
be  maintained  as  permanent  "open  space". 

Zoning  Map 

Most  of  the  land  in  Washington  County  is  zoned  for  agriculture  or  conseirvation. 
Areas  zoned  for  conservation  include  mountainous  areas,  steep  slopes,  and  flood 
plains.   Other  conservation  areas  are  on  the  periphery  of  existing  and  planned 
parkland  or  surround  historic  preservation  districts.  Most  land  designated  as 
flood  plain  (50  years)  has  been  placed  in  the  conservation  district,  with  the 
exception  of  the  majority  of  the  flood  plain  along  the  Conococheague  Creek  which 
is  zoned  agriculture. 

The  agricultural  areas  generally  siorround  Hagerstown,  extending  to  the  county 
boundaries  on  the  north  and  south  and  bounded  by  mountains  to  the  east  and  west. 
There  is  a  substantial  amount  of  orchard  land  zoned  agricultural  in  the  Tonoloway 
Ridge  area. 

There  is  a  large  Indus trial -mineral  district,  which  contains  high  quality  sand 
deposits,  west  of  Tonoloway  Ridge. 
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A  public  district  is  established  in  the  Zoning  Ordinance,  exists  on  the  Zoning 
Map,  and  is  defined  as  Federal,  State,  or  local  agency  owned  land.  No  regula- 
tions are  given  for  peirmitted  uses  in  the  public  district. 

"Planned  residential"  and  "planned  business"  districts  are  generally  located  on 
the  outskirts  of  Hagerstown.  Most  "planned  industrial"  districts  are  located 
near  existing  industrial  sites. 

Subdivision  Regulations 

The  Subdivision  Regulations  contain  typical  subdivision  administrative  design 
provisions.   The  subdivider  must  comply  with  all  county  design  standards  and 
construction  specifications  with  respect  to  public  facilities  and  improvements, 
and  these  improvements  must  be  constructed  under  the  supervision  of  appropriate 
county  officials.   A  certificate  of  approval  from  the  County  Commissioners  must 
also  be  obtained,  prior  to  final  plat  approval,  indicating  that  the  developer 
has  obtained  all  permits,  bonds,  or  other  such  surety  to  insure  completion  of 
all  public  improvements . 

The  developer  must  construct  all  new  roads,  streets,  and  highways  in  accordance 
with  county  specifications  and  provide  a  storm  water  sewer  system  or  surface 
drainage  system  capable  of  collecting  and  disposing  of  all  water  originating 
on  or  flowing  across  the  property  without  inundating  or  damaging  neighboring 
roads,  lots  or  other  properties.  Public  water  and  sewer  facilities  must  also 
be  provided  if  available  or  appropriate.   Such  determination  shall  be  made  by 
the  County  Health  Department.   The  Ordinance  does  not  require  dedication  or 
provision  of  open  space  or  school  sites  as  a  prerequisite  of  plat  approval. 
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WICOMICO  COmTY 


Location:  Lower  Eastern  Shore 

1970  Population:   5U,236 

Population  Change:   I96O-I97O  +10.6% 

Largest  Incorporated  Municipality:   Salisbury  15,252 

Plan  Adopted:  I962 

Salisbury  Metropolitan  Core  Plan  Adopted:  Planning  Commission  ll/20/75» 

Salisbury  City  Council  I2/27/76;  Wicomico  County  (pending) 
Subdivision  Regulations:   1957,  Amended  I96O,  I976 
Legal  Authority:   Article  663,   County  Charter,  and  Article  25A 

Plan 

The  only  comprehensive  plan  ciirrently  in  force  outside  of  the  municipalities  is 
the  1962  Salisbiiry  Area  Plan  which  covers  Salisbury  and  some  adjacent  unincorpo- 
rated land.  Plan  recommendations  are  for  the  year  I98O.   The  Plan  includes  a 
summary  of  economic,  land  use,  and  natural  features  background  information. 

The  county  has  a  strong  agricultural  base  with  50%  of  farm  income  dependent  on 
poultry.   The  development  of  the  broiler  industry  has  resulted  in  the  creation  of 
a  large  group  of  subsidiary  industries.  Wicomico  County  also  benefits  from  a 
broad  and  diversified  industrial  base  due  to  its  strategic  location  in  relation 
to  highways  and  waterways.  Finally  the  county  is  a  control  point  for  distribution 
and  commerce  for  the  entire  Eastern  Shore. 

Thirty  percent  of  the  population  lives  on  only  one  percent  of  land  area.  In  I962 
Salisbury  and  its  adjacent  urban  area  was  over  forty  percent  undeveloped.  Basic 
problems  identified  in  the  report  are  the  utilization  of  prime  agricultural  areas 
for  urban  development  as  well  as  an  urban  sprawl  pattern  resulting  in  scattered 
unserviced  development. 

The  1980  Plan  provides  for  the  accommodation  of  almost  all  county  growth  in  the 
Salisbury  area.   To  encourage  and  reinforce  this  policy,  major  capital  invest- 
ments are  programmed  for  the  area  in  transportation  and  sewerage  and  water  facili- 
ties. Uses  outside  the  •urban  service  district  should  remain  primarily  agricultuxe, 
conservation,  or  rural  residential. 

A  Plan  for  the  year  2000  covering  the  entire  county  was  prepared  in  196i|  but  was 
not  adopted. 

A  new  plan  governing  the  future  physical  development  of  the  Salisbury  urban  area, 
better  known  as  the  Salisbury  Metropolitan  Core  Plan,  was  recently  adopted  by  the 
Salisbury-Wicomico  County  Planning  and  Zoning  Commission  and  the  City  CoTincil  of 
Salisbury.   The  Salisbury  Metro  Core  Plan  focuses  on  the  development  of  the  City 
of  Salisbury  and  the  rapidly  growing  fringe  areas  of  Wicomico  County  siorrounding 
the  corporate  limits  of  the  City  within  roughly  a  five  mile  radius  of  its  Central 
Business  District. 

This  new  comprehensive  plan  for  Salisbury's  metropolitan  core  represents  the  first 
phase  of  an  overall  comprehensive  development  plan  for  the  entire  county.   This 
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plan  reconmends  that  futiore  growth  in  Wicomico  County  "be  concentrated  near  its 
municipalities  so  that  existing  public  facilities  infrastructure  can  be  fully 
utilized. 

Under  the  new  plan  the  county  would  be  divided  into  various  general  use  category 
ies.   Rural  areas  are  intended  primarily  for  agricultural  use.  Residential 
development  in  rural  areas  is  recommended  to  occur  within  a  range  of  one  dwel- 
ling unit  for  each  three  to  10  acres;  minimum  lot  size  to  be  20,000  square  feet. 
Commercial  and  industrial  lands  are  concentrated  near  municipal  growth  centers. 
The  balance  of  the  county  is  reserved  for  development  and  use  of  natural  resources, 
industrial  uses  dependent  upon  a  natural  resource  or  requiring  large  open  areas, 
local  service  commercial  facilities,  agriculture  and  open  space. 

Responsibility  for  completing,  publishing  and  coordinating  the  implementation  of 
the  plan  lies  with  the  county  planning  department. 

A  draft  of  the  county  comprehensive  plan  has  been  completed  and  reviewed  by  the 
Wicomico  County  Citizens  Advisory  Committee,  the  Planning  Commission,  and  various 
City  and  county  department  heads.   The  county  comprehensive  plan  is  currently 
being  revised  by  the  county  planning  staff  in  light  of  the  comments  received  from 
the  various  committees  and  county  departments.   Upon  completion  of  the  revisions 
of  the  text  and  maps,  it  is  anticipated  that  public  hearings  will  be  held  by  the 
Planning  Commission  in  various  sections  of  the  county  to  receive  comments  and 
recommendations  from  citizens  of  the  coimty. 

Zoning  Ordinance 

Agriculture-Rural  Residential  —  The  purpose  clause  states  that  this  district  is 
for  areas  which,  because  of  soil  conditions,  location,  natural  resources  or  eco- 
nomics are  best  suited  for  agricultural  and  related  uses,  and  should  be  protected 
from  encroachment  by  unsuitable  commercial,  industrial  and  high  density  residen- 
tial uses.   The  minimum  lot  size  is  20,000  square  feet  but  not  less  than  the  re- 
quirements of  the  Health  Department.  Uses  permitted  "inherently"  include:   air- 
ports, marinas,  barber  and  beauty  shops,  boarding  houses,  nursing  homes,  single- 
family,  two  and  three  family  dwellings.  Uses  permitted  by  special  exception 
include:   airfields,  apartment  buildings,  gas  stations,  individual  commercial 
establishments,  mobile  residences,  mobile  residence  parks,  motels,  resta^lrants, 
shopping  centers,  etc. 

Residential  -  R-10,  R-12,  R-1^,  and  R-20  —  There  are  four  residential  zoning 
classifications:  R-10,  R-12,  R-l5,  and  R-20.   The  number  indicates  minimum  lot 
area  permitted,  expressed  in  thousands,  for  each  use  provided  central  sewerage 
and  water  systems  are  used.   Otherwise  minimum  lot  area  is  20,000  square  feet  or 
more  depending  on  soil  percolation  tests.   The  residential  districts,  in  general, 
become  more  restrictive  with  fewer  uses  permitted  inherently  as  lot  sizes  in- 
crease.  Apartment  and  townhouse  developments  are  permitted  by  special  exception 
of  the  Planning  Commission.  Mobile  homes  and  mobile  home  parks  are  excluded. 
Neighborhood  shopping  centers  and  neighborhood  seizing  convenience  stores  are 
also  permitted  by  special  exception.  Major  developments  such  as  multi-family 
projects,  neighborhood  shopping  centers  and  cluster  developments  require  compre-  • 
hensive  development  plans  as  set  forth  in  the  definition  section  of  the  code. 

Light  Industrial  District  —  Uses  permitted  are  generally  confined  to  operations 
within  buildings  and  do  not  emit  noise,  odor,  smoke  or  dust.   The  Light  Industrial 
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district  is  designed  and  the  districts  located  so  as  to  have  minimtmi  adverse 
affects  on  surrounding  areas.  Minimum  lot  size  is  25,000  square  feet. 

Industrial  —  This  district  provides  for  a  wide  range  of  industrial  uses  "by  right 
and  special  exception.   A  20,000  square  foot  minimum  lot  size  is  required. 

Industrial  Park  —  The  regulations  require  a  "Comprehensive  Development  Plan"  for 
proposed  development  in  this  district.   Joint  approval  by  the  Planning  Commission 
and  County  Council  is  required  after  review  by  a  technical  committee  of  site  and 
performance  development  standards.   A  minimum  site  size  of  1$   acres  is  reqxiired. 

Airport  District  —  This  district  is  established  to  prevent  creation  of  hazards 
to  life  and  property  in  the  vicinity  of  the  airport.  Uses  permitted  are  those  of 
the  Agricultural-Rural  Residential  District  except  that  churches,  schools,  hospi- 
tals, nursing  homes,  apartments,  shopping  centers,  etc.,  are  prohibited.   Specific 
height  limitations  are  established. 

Cluster  development  is  permitted  by  right  or  special  exception  in  all  residential 
districts.   A  "Comprehensive  Development  Plan"  is  required.   The  ordinance  also 
has  mobile  home  park  standards  with  density  standards  much  more  restrictive  than 
the  typical  ordinance  -  6,000  square  feet  for  each  trailer.  Mobile  home  parks 
require  comprehensive  development  plans  and  are  permitted  in  commercial  and  agri- 
cultural-rural residential  districts. 

In  1972  the  county  added  two  new  zoning  districts  -  Regional  Commercial  District 
and  Light  Business  and  Institutional  District.  The  Regional  Commercial  District 
is  to  provide  location  for  primary  economic  activities  which  are  regional  in 
scope,  require  locations  with  emphasis  on  visibility  from  the  access  to  regional 
highways,  and  require  large  sites.   A  comprehensive  development  plan  is  required. 
The  plan  must  consider  layout,  utilities,  access,  etc.   A  landscape  and  exterior 
lighting  plan  must  be  prepared  as  well  as  a  "Community  Impact  Statement".  Uses 
include  auto  dealer,  shopping  center,  convention  center,  free  standing  retail 
store  with  minimum  floor  area  of  50,000  square  feet,  hospital,  hotel,  medical 
center,  gas  station,  theater.   The  Light  Business  and  Institutional  District  is 
a  buffer  type  zone  to  be  utilized  between  limited  access  highways  and  residential 
areas.  Permitted  are  apartments,  banks,  town  houses,  general  offices,  institu- 
tions, etc. 

Zoning  Map 

The  Zoning  Map  is  generally  consistent  with  the  mapped  uses  of  the  Plan  except  for 
expanded  commercial  and  industrial  zoning  in  the  U.S.  I3  corridor  and  the  Balti- 
more and  Eastern  Railroad  and  an  area  of  R-20  west  and  north  of  Salisbury  proposed 
as  agricultural  in  the  plan.   It  should  be  noted,  however,  that  the  Agriculture- 
Rural  Residence  zone  permits  most  urban  type  uses. 


Subdivision  Regulations 

After  a  thorough  examination  of  the  subdivision  process  in  Wicomdco  Coxmty  by  the 
planning  staff  and  a  Subdivision  Review  Committee,  the  county  adopted  a  cyclical 
review  process.   This  process  allows  a  thorough  review  of  all  subdivision  proposals 
by  interested  county  agencies  so  that  the  impacts  of  the  development  on  local 
schools  and  other  public  facilities  can  be  ascertained. 
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The  cyclical  s-abdivision  review  process  limits  the  time  for  the  submission  of 
subdivision  plats  to  four  times  a  year  in  an  effort  to  provide  a  more  thorough 
assessment  of  the  cumulative  impact  of  subdivisions  in  Wicomico  County. 


-165- 


WORCESTER  COUNTY 


Location:  Lower  Eastern  Shore 

1970  Population:  2k,kh2 

Pop\3lation  Chaxige:   I96O-I97O  +3.0% 

Largest  Incorporated  Municipality:  Pocomoke  City  3j573 

Plan  Adopted:  February  19,  1976 

Zoning  Adopted:   July  25,  19^5  (New  Ordinance  in  Preparation) 

Subdivision  Regulations:   July  25,  19^7  (New  Subdivision  Regulations 

in  Preparation) 
Legal  Authority:  Article  66B 

Comprehensive  Planning  Proisyajii 

Worcester  County  initiated  its  first  comprehensive  planning  program  in  1963'  This 
program  produced  the  county's  first  comprehensive  plan  and  its  present  zoning 
ordinance  and  subdivision  regulations. 

In  I97U,  more  than  a  decade  later,  Worcester  County  launched  a  second  program  to 
review  and  update  its  comprehensive  plan  and  land  use  regulations.  This  rejuve- 
nated planning  program  is  designed  to  provide  the  county  with  the  means  to  guide 
and  control  its  future  growth  and  development  through  the  year  2000.  The  Worces- 
ter County  Comprehensive  Planning  Program  is  divided  into  three  major  phases: 
(1)  Background  for  Planning;  (2)  Comprehensive  Development  Plan;  (3)  Development 
Regulations  -  Zoning  Ordinance  and  Subdivision  Regulations. 

Background  for  Planning  —  The  Background  for  Planning  study  of  Worcester  County, 
which  was  completed  in  August  of  197U,  examined  the  physical,  social,  cultural, 
and  economic  factors  which  have  molded  the  CQ-unty's  present  character  and  which 
will  likely  affect  its  future  development.   By  documenting  the  circrent  conditions 
and  trends  in  such  vital  areas  as  population,  economics,  housing,  transportation, 
land  use,  public  services  and  public  finance,  this  study  serves  as  a  factual  basis 
for  formulating  the  policies  to  shape  the  county's  future. 

Comprehensive  Development  Plan  —  The  Comprehensive  Development  Plan  is  the  focal 
point  of  the  planning  program  and  provides  the  basic  policy  guidance  that  will 
determine  the  county's  future.  The  Comprehensive  Development  Plan  contains  the 
following  essential  elements: 

1.  An  official  statement  of  the  county's  goals  for  future  growth  and 
development . 

2.  A  set  of  guidelines  for  coordinating  future  development  and  ensuring 
that  the  county  achieves  its  goals  for  the  future. 

3.  A  positive  plan  for  solving  the  county's  present  problems  and  for 
anticipating  and  meeting  future  needs. 

1+.  Guidelines  for  efficiently  and  effectively  managing  the  county's 
natural  and  financial  resources. 

The  Comprehensive  Plan  for  Worcester  County  sets  forth  the  basic  development 
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philosophy  which  should  be  implemented  to  assure  the  orderly  future  growth  and 
development  of  the  county  through  the  year  2000  o  A  brief  summary  of  some  of 
the  major  points  of  the  Plan  is  contained  in  the  following  paragraphs. 

The  success  of  the  county's  development  program  is  dependent  on  find- 
ing the  proper  balance  between  three  major  factors:  popijlation  growth, 
the  natural  environment,  and  public  services.   The  development  philo- 
sophy of  the  plan  encourages  the  county  to  grow,  but  in  a  manner  which 
maintains  high  environmental  standards  and  adequate  public  services. 

It  is  estimated  that  Worcester  County  can  expect  its  year-round  popu- 
lation to  grow  by  as  much  as  1.8%  per  year  resulting  in  a  popiilation 
of  36,000  in  the  year  2000.   The  peak  seasonal  popxilation  in  the  year 
2000  is  anticipated  to  be  1+83,000. 

The  Town  of  Ocean  City  is  recognized  as  the  county's  most  intensely 
developed  and  fastest  growing  area  and,  therefore,  is  a  separate  land 
use  category  in  itself.   The  development  of  Ocean  City,  and  its  ability 
to  achieve  its  population  and  development  potential,  is  vigorously 
supported  in  the  Plan. 

The  Plan  encourages  new  development,  particularly  commercial  and  indus- 
trial activities,  to  locate  within  the  incorporated  towns  of  Snow  Hill, 
Berlin,  and  Pocomoke  City  in  order  to  stimulate  the  revitalization  of 
these  municipalities. 

The  Plan  envisions  Newark  as  a  desirable  residential  growth  area  and  as 
a  center  for  commercial  and  community  services. 

The  large  area  running  from  the  tip  of  St,  Martin's  Neck  in  the  north, 
southward  through  Ocean  Pines  and  West  Ocean  City,  and  down  to  Route 
376  is  strongly  recommended  for  development  with  a  variety  of  residen- 
tial (including  multi-family),  recreation,  and  supporting  commercial 
development. 

The  majority  of  the  county  (over  2^0,000  acres)  is  designated  as  agri- 
cultural.  Agriculture  is  recognized  to  be  a  critical  part  of  the 
county's  economy  and  it  is  recommended  that  the  county  provide  special 
agricultural  zoning  to  give  this  activity  maximum  flexibility  and 
priority  over  all  other  types  of  land  use. 

The  Comprehensive  Plan  encourages  the  growth  of  the  unincorporated 
villages  such  as  Stockton,  Showell,  Girdletree,  and  Whaleysville. 
Small  residential  development  and  limited  commercial  or  industrial 
growth,  where  compatible  with  existing  development,  is  encouraged 
within  these  rural  unincorporated  villages . 

The  Plan  recognizes  the  unique  and  scenic  natural  resource  value  of 
the  Pocomoke  River  and  encourages  the  preservation  of  the  River  for 
recreational  use  through  the  use  of  mirdmum  building  setbacks,  mini- 
mum waterfront  lot  widths,  and  control  over  the  construction  of  piers, 
bulkheading,  and  other  marine  structiires. 

Seven  areas  of  critical  State  concern  are  recommended  in  the  Plan. 
These  areas  include:   (l)  St.  Martin's  River  and  Assawoman  Bay;  (2) 
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Ocean  beaches;  (3)  Assateague  Island;  (l|.)  Route  ^0;    (5)  Route  113; 
(6)  A  portion  of  the  fomer  Penn  Central  Railroad;  (7)  Areas  of  fail- 
ing or  inadequate  sewage  disposal  systems. 

Development  Regulations  -  Zoning  Ordinance  and  Suhdivision  Regulations  —  The  ori- 
ginal Worcester  County  Zoning  Ordinance  and  Suhdi vision  Regulations,  which  were 
adopted  in  1965  and  19675  respectively,  are  still  being  administered  in  Worcester 
County  today.  However,  a  new  zoning  ordinance  and  set  of  subdivision  regulations 
have  been  prepared  in  draft  form  by  the  same  consultant  who  prepared  the  Compre- 
hensive Plan  for  Worcester  County.   These  draft  ordinances  are  currently  being 
thoroughly  reviewed  by  the  Planning  Commission. 

Zoning  Ordinance 

The  original  Worcester  Coimty  Zoning  Ordinance,  which  was  adopted  in  1965?  has 
been  updated  and  the  draft  of  the  new  ordinance  is  being  reviewed  by  the  County 
Planning  Commission. 

The  zoning  categories  in  the  new  ordinance  are  much  the  same  as  those  in  the  1965 
document.   Various  requirements  and  controls,  however,  have  been  made  more  strin- 
gent in  cases  where  the  old  ordinance  did  not  offer  adequate  protection  against 
abuses. 

At  the  present  time,  no  new  zoning  map  for  the  county  has  been  prepared. 

Subdivision  Regulations 

The  county  Subdivision  Regulations,  adopted  in  1967>  have  also  been  rewritten  and 
the  draft  is  also  being  reviewed  by  the  Planning  Commission. 

The  new  regulations  have  the  same  basic  stipulation  as  do  most  subdivision  docu- 
ments -  procedures  by  which  the  county  reviews  proposed  subdivision  facilities 
(i.e.,  roads)  which  must  be  provided  by  the  developer,  etc. 

As  with  the  new  zoning  ordinance,  the  updated  subdivision  regulations  provide 
stronger  enforcement  powers  to  the  county  in  its  efforts  to  regulate  land  subdi- 
vision. 
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planning  officials : 

baltimore  city 

and  the  counties 


ALlMiAM  COUNTY 

Mr.   Ben  Saxtsom,   Planning  Director 

Box  11+33 

Allegany  Health  Center,  Room  2^6 

Willowbrook  Road 

Cumberland,  Maryland   21^02 

PHOKE:   7214.-5721 

mm   ARUNDEL  COUNTY 

Ms.  Florence  Beck  Kurdle,  Planning  and  Zoning  Officer 
Arundel  Center,  Calvert  and  Northwest  Streets 
Annapolis,  Maryland   21i|0L|. 

PHOKE:   269-1350,  Ext.  1U71,  1472,  li+73 

BALTIMORE  CITY 

Mr.  Larry  Reich,  Director 
Saratoga  Street  Municipal  Building 
222  E.  Saratoga  Street 
Baltimore,  Maryland   21202 

PHOKE:   396-1+327 

BALTIMORE  COUNTY 

Mr.  Leslie  H.  Graef ,  Director  of  Planning 
301  Jefferson  Building 
Tows  on,  Maryland   21201+ 

PHOlffi:   U9U-3211 

CALVERT  COUNTY 

Mr.  Frank  A.  Jaklitsch,  Coimty  Planner 

CourthoTJse 

Prince  Frederick,  Maryland  2O678 

PHOHE:   535-1600,  Ext.  38 
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CMOLIUE  COUNTY 

Mr.   Allan  Visintainer,   County  Planner 

CoTjnty  Coiorthouse 

P.O.   Box  207 

Denton,  Maryland  21629 

PHOHE:   U79-223O 

CAREOLL  COMTY 

Mr.  Edmund  R.  Cueman,  Director 
Coimty  Office  Building 
Westminster,  Maryland   211^7 

PHONE:  8i|8-U500   876-2085 

CECIL  COUNTY 

Mr.  Alien  Davis,  Director  of  Planning  and  Economic  Development 
Room  302,  Courthouse 
Elkton,  Maryland    21921 

PHOME:   398-OU3O 

CHARLES  COUMY 

Mr.  James  E.  Redmond,  Director  of  Planning 

Courthouse 

La  Plata,  Maryland       206I46 

PHONE:      93l|.-8li4l,   Ext.    233 

DORCHESTER  COUNTY 

Mr.  Hotert  Adams,  Director  of  Planning 

Box  307 

Cambridge,  Maryland  21613 

PHONE:  228-3234 

FREDERICK  COUNTY 

Mr.  Lawrence  ¥.  Johnson,  Director 
Winchester  'Hall 
Frederick,  Maryland  21701 

PHONE:   663-8300,  Ext.  250 

GARRETT  COUNTY 

Mr.  Tim  Dugan,  County  Planning  Director 
202  East  Alder  Street 
Oakland,  Ilaryland  21550 

PHONE:   33U-ii200 
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HAZFOED  COUNTY 


Mx.  Kenneth  Green,  Director  of  Planning 
County  Office  Building 
U5  South  Main  Street 
Bel  Air,  Maryland  21011+ 

PHONE:   879-2000  or  838-6OOO   Ext.  38I,  382,  383  -  Planning 

Ext.  281,  282,  283  -  Zoning 

HOWARD  COUIWY 

Mr.   Thomas  G.   Harris,   Jr.,   Planning  Director 
314.50  Court  House  Drive 
Ellicott  City,   Maryland     2101+3 

PHOIJE:      1+65-5000,   Ext.    251,    252 

KEIKT  COTIMTY 

Mr.   Peter  Johnston,   Planning  Director 

Court  House 

Chestertown,  Maryland   21620 

PHONE:   77 8-1+600,  Ext.  67 

MONTGOMERY  COUNTY 

Mr.  Richard  E.  Tustian,  Planning  Director 

8787  Georgia  Avenue 

Silver  Spring,  Maryland   20907 

PHONE:   589-11+8.0 

PRINCE  GEORGE'S  COUNTY 

Mr.  John  P.  Downs,  Planning  Director 
County  Administration  BuLlding 
II+7I+I  Governor  Oden  Bowie  Drive 
Upper  Marlboro,  Maryland   2087O 

PHONE:   277-2200 

QUEEN  ANNE'S  COUNTY 

Mr.  Robin  Wood,  Planning  Administrator 

Coiirt  House 

Centreville,  Maryland   2l6l7 

PHONE:  758-251+6 
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ST„  MAEY'S  COUMTY 

Mr.  Frank  J.  Gerred,  Director  of  Land  Use  and  Development 
Court  House,  Box  351 
Leonardtown,  Maryland  20650 

PHOKE:   U75-9121,  Ext.  51,  52 

SOMERSET  COUKTY 

Mr.  Richard  Pollitt,  County  Planner 
Prince  William  Street 
Princess  Anne,  Maryland  21853 

PHOME:   65I-IU2I4 

TALBOT  COUNTY 

Mr.  Anthony  D.  Redman,  Coimty  Planner 
County  Building 
Easton,  Maryland  21601 

PHOKE:   822-2030 

WASHINGTON  COUNTY 

Mr.  Jack  Hawbacker,  Executive  Director 
County  Office  Building 
33  West  Washington  Street 
Hagerstown,  Maryland  217U0 

PHONE:   791-3066 

WICOMICO  COUNTY 

Mr.  Merrill  J.  Burhans,  Jr.,  Director  of  Planning 

P.O.  Box  791 

Salishury,  Maryland  21801 

PHONE:   7142-3072 

WORCESTER  COUNTY 

Mr.  Harold  W.  Morris,  Planning  Director 

Court  House  Annex 

Snow  Hill,  Maryland  21863 

PHONE:   632-1200 
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department  of  state 
planning  field  offices 


BALTIMORE  METROPOLITM  REGIONAL  OFFICE 

301  West  Preston  Street 
Baltimore,  Maryland   21201 

Stoney  Fraley  383-2i;78 

Kathiyn  Waters  383-21456 

The  Baltimore  Regional  Office  serves  Baltimore  City  as 
well  as  Anne  Arundel,  Baltimore,  Carroll,  Harford,  and 
Howard  Counties . 


FREDERICK  REGIONAL  OFFICE 

Frederick  City  Hall 
Frederick,  Maryland   21701 

Currently  Vacant         662-5l6l,  Ext.  59 

In  the  interim,  for  information  in  regards  to  the  Frederick 
Regional  Office  contact:  Mr.  Larry  Duket,  Maryland  Depart- 
ment of  State  Planning,  Regional  and  Local  Planning  Division, 
301  West  Preston  Street,  Baltimore,  Maryland  21201  (PHONE: 
383-722U). 

The  Frederick  Regional  Office  serves  Frederick  Coiinty. 


LOWER  EASTERN  SHORE  REGIONAL  OFFICE 

Box  183 

State  Office  Complex 
Salisbury  Shopping  Center 
Salisbury,  Maryland   2l801 

William  C.  Livingston     7I+9-U618 
Bruce  Bozman  7i|.9-[i.6l8 

The  Lower  Eastern  Shore  Regional  Office  serves  Dorchester, 
Somerset,  Wicomico,  and  Worcester  Counties. 
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SOUTHERN  MAEYLAND  EEGIOHAL  OFFICE 

Box  301 

Waldorf,  Maryland   20601 

¥.  Leon  Etzler  61+5-2693 

Michael  Shepherd         61+5-2693 

The  Southern  Maryland  Regional  Office  serves  Calvert, 
Charles  and  St.  Mary's  Counties. 


UPPER  EASTEM  SHORE  REGIONAL  OFFICE 

Box  128 

Ashley  Building 

Centreville,  Maryland   2161? 

Aubrey  Romine  758-1108 

James  Gatto  758-1108 

The  Upper  Eastern  Shore  Regional  Office  serves  Cecil, 
Caroline,  Kent,  Queen  Anne's,  and  Talbot  Counties » 


WASHINGTON  SUBURBAN  REGIONAL  OFFICE 

Executive  Office  Building 

Maryland-National  Capital  Park  and  Planning  Commission 

8787  Georgia  Avenue 

Silver  Spring,  Maryland  20907 

Dr.  John  H.  Mills        565-71+76 
Gil  Wagner  565-71+78 

The  Washington  Suburban  Regional  Office  serves  Montgomery 
and  Prince  George ' s  Counties . 


WESTERN  MARYLAND  REGIONAL  OFFICE 

Suite  510 

Algonquin  Motor  Inn 
Cumberland,  Maryland  2l502 

James  E.  Nelson,  Jr.      777-2158 

The  Western  Maryland  Regional  Office  serves  Garrett, 
Allegany  and  Washington  Coimties. 
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